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SUMMARY 


Verba  Buena  Gardens  will  be  a  special  place,  a  new  place  in  downtown  San 
Francisco  that  distills  the  essence  of  the  City.  The  Gardens  will  image  San 
Francisco's  diversity  of  cultures  and  tastes. ..its  enthusiasm  for  joyous  public 
gatherings...  its  appreciation  of  open  space  in  this  close-knit  urban  setting.. .its 
sophisticated  urban  style  and  quality. ..its  patronage  of  the  arts.  It  will  revitali: 
the  heart  of  this  area  South  o'  the  Slot. 

Located  on  the  three  blocks  between  Market  and  Folsom  and  Third  and  Fourth 
Streets,  the  Gardens  will  bridge  the  gap  between  the  elegance  and  activity 
of  Grant  Avenue  and  Union  Square  and  the  new  Moscone  Convention  Center. 
A  major  portion  of  the  22-acre  site  will  be  open  space  (including  sixty  percent 
of  the  central  Parcel  2)  offering  many  different  opportunities  for  a  wide  range 
of  recreational  and  cultural  pursuits.  Parcel  1,  the  entryway  from  Market 
Street  and  Grant  Avenue,  will  share  in  the  character  of  these  streets.  The 
third  block  (which  is  the  roof  top  of  the  Moscone  Convention  Center)  will 
be  a  romantic  land  where  evening  is  the  prime  time  for  living,  amid  exotic 
lighting,  color  and  sound,  gardens,  pavilions  and  covered  and  open  walkways. 
At  all  times  of  day,  the  Verba  Buena  Gardens  will  provide  San  Franciscans 
with  a  reason  to  come  downtown  or  to  linger  there  after  working  hours. 

Physically,  the  dominant  image  and  setting  of  the  Verba  Buena  Gardens  will 
be  created  by  the  several  gardens  themselves,  which  will  be  of  many  types, 
colors  and  moods,  unified  by  the  same  care  and  attention  to  design  of  forms, 
surfaces,  colors,  lighting,  and  street  furniture.  Throughout  there  will  be  fountai 
to  add  exuberance  and  vigor,  and  quiet  pools  for  contemplation.  There  are 
even  indoor  gardens,  usually  glass-roofed,  such  as  the  Concourse  and  the  Ice 
Garden,  which  bring  a  specially  urban  quality  to  the  development  and  also 
provide  options  suitable  to  San  Francisco's  weather.  The  main  outdoor  gardens 
differ  in  character: 

St.  Patrick's  Squcire  -  an  urbane  market  square,  focused  like  many  old  European 
town  centers  on  the  church,  with  handsome  paving,  trees  planted  in  formal 
rows,  benches  and  planting  and  a  courtyard  fountain. 


The  Festival  Plaza  -  a  large  open  space  encompassing  a  variety  of  lawns  and 
terraces,  which  can  serve  as  separate  activity  areas,  or  which  can  function 
as  one  grand  forum  for  festivals  and  concerts. 

The  Contemplative  Garden  -  a  quiet  place,  introverted  and  exquisitely  planted, 
with  quiet  pools  and  winding  walks. 

The  Play  Court  -  a  stimulating  children's  area  with  play  sculpture  for  strenuous 
activity. 

The  Children's  Garden  -  a  quieter  place  with  a  wading  pond,  workshop  areas 
and  lawns  for  playing. 

The  Small  Event  Garden  -  a  planted  maze,  whose  sub-areas  are  suitable  stages 
for  performers  who  like  to  work  close  to  a  small  audience. 

The  Starlight  Garden  -  a  romantic  garden  of  lawns,  terraces  and  plantings, 
with  exotic  lighting  and  indoor/outdoor  settings,  especially  suited  to  night 
time  enjoyment. 

As  a  new  public  place  in  downtown  San  Francisco,  the  Gardens  will  offer  a 
program  of  uses  that  will  appeal  to  all  San  Franciscans  and  to  visitors: 

A  shopping  place,  with  specialty  shops,  farmer's  and  gourmet  markets,  department 
store,  cafes,  and  artists'  sales  and  galleries. 

An  extensive  cultural  complex,  for  theater,  dance,  musical  performances, 
studios  and  teaching  spaces,  exhibit  halls  and  galleries. 

Live  entertainment,  including  cabaret  theaters  and  nightclubs. 

A  cinema  center  with  two  large,  premiere  theaters,  several  tasteful  mid-size 
theaters,  small  screening  rooms,  bookstores,  coffee  houses  and  bars,  and  a 
film  archive. 


An  indoor /outdoor  biologiccd  museum  for  exploring  and  enjoying  the  plant 
and  animal  worlds,  presented  in  a  way  that  is  fun. 

The  San  Francisco  Pavilion,  where  one  can  participate  in  both  the  past  and 
future  of  San  Francisco  through  decision-modeling  games  and  enjoy  special 
restaurants  and  dance  halls  typical  of  historical  San  Francisco. 

A  computer  center,  with  a  meeting  place  for  computer  buffs,  sales  area,  and 
high-quality,  child-oriented  computer  games. 

An  ice  rink,  for  professional  performances,  amateur  training  sessions  and 
just  good  fun. 

A  health  club,  with  full  facilities. 

Children's  programming,  to  serve  the  children's  garden  areas  and  day  care 
facilities. 

Festivals  will  be  a  special  feature  at  the  Gardens  which,  through  its  programming, 
can  draw  on  all  the  diverse  cultural  and  artistic  energies  of  the  City  and  beyond, 
as  well  as  its  own  physical  facilities  and  administrative  resources. 

Besides  these  outstanding  features,  there  will  be  many  other  supporting  uses 

scattered  throughout  the  three-block  complex:  physical  activities  (such  as 

a  par  course,  lawn  bowling),  amusements  and  games,  small  exhibits  and  shows, 

working/teaching  studios  for  artists  and  craftsmen,  many  small  cafes,  refreshment 

booths,  mimes,  musicians,  flower  and  toy  sellers,  and  local  service  stores. 

The  market  and  audience  for  this  program  will  be  all  of  San  Francisco,  and 

beyond  to  the  Bay  Area  and  visitors  from  farther  places.  An  important  part 

of  the  audience  though  will  be  local  residents  and  the  office  workers  and  residents 

of  two  highrise  buildings,  and  guests  of  the  hotel,  on  the  Market  Street  side 

of  Parcel  1. 

To  support  this  program  in  proper  style  and  quality,  Olympia  &  York  offer 
three  alternative  design  concepts  for  the  site.  In  all  alternatives.  Parcel  1 
is  always  the  most  urban,  in  keeping  with  the  character  of  Market  Street; 


however,  it  is  focused  internally  on  the  shopping  and  social  activities  of  St. 
Patrick's  Square.  Parcel  3  is  always  the  location  of  the  cinema  activities, 
the  San  Francisco  Pavilion  and  Starlight  Garden,  reflecting  some  similarities 
of  design  which  are  imposed  by  the  roof  top  location.  However,  the  three 
alternatives  differ  markedly  in  character  depending  on  the  difference  in  treatment 
of  spaces—both  outdoor  and  indoor —on  Parcel  2. 

THE  TERRACES  is  characterized  by  an  ambiance  of  discovery,  surprise  and 
delight.  It  offers  many  contrasts  of  mood,  scale  of  spaces,  and  indoor /out door 
settings.  On  Parcel  2  is  an  expansive  Festival  Plaza,  formed  from  a  spread 
fan  of  shallow  terraces,  on  to  which  the  activities  of  the  adjacent  cultural 
complex  spill  out  on  several  levels  through  planted  walks  and  umbrella'd  cafes. 
The  cultural  activities,  along  with  some  retail,  are  housed  in  a  3-level  glass- 
roofed  Galleria,  which  also  provides  one  of  two  major  pedestrian  routes  north- 
south  through  the  site.  The  80-foot-high  Galleria  also  strongly  differentiates 
the  Festival  Plaza  from  the  quieter  Contemplative  Garden  on  its  other  side. 

THE  SQUARE  has  more  geometric  regularity.  It  presents  a  very  handsome 
public  space  which  allows  the  architecture  surrounding  it  and  the  landscaping 
within  it  to  relate  very  directly  to  the  regularity  of  the  adjacent  streets. 
The  Festival  Plaza  focuses  on  a  sharply-edged  square  performance  area  in 
a  reflecting  pool,  surrounded  by  planted  walks  and  benched  lawns  that  make 
a  gently  rising,  grassy  amphitheater.  A  distinctive  feature  of  this  design 
is  the  broad  tree-lined  promenade,  edged  with  cafe  tables  and  retail  and  cultural 
uses,  that  runs  the  entire  distance  from  St.  Patrick's  Church  through  Parcel 
2,  to  the  roof  of  the  Convention  Center.  The  various  open  spaces  that  flank 
the  eastern  side  of  the  promenade  make  an  easy  transition  between  Parcels 
2  and  3. 

THE  ESPLANADE  is  the  most  boldly  dramatic  of  the  three  concepts.  It  is 
characterized  by  the  broad,  sweeping  central  mall  that  rolls  from  St.  Patrick's 
Church  all  the  way  to  the  Convention  Center.  A  grand  fountain  terminates 
the  vista  against  the  backdrop  of  the  flags  of  the  Convention  Center  and  the 
dome  of  the  premiere  cinema  theater.  This  concept  organizes  much  of  the 
program  around  this  major  space,  so  that  the  multifarious  activities  are  presented 
all  at  once  in  their  great  diversity  and  can  mingle  and  interact  with  each 


other.  This  concept  also  uses  the  single  promenade  to  connect  Market  Street 
with  the  Convention  Center. 

All  three  of  the  alternatives  are  presented  with  and  without  housing  on  Parcel  2. 
Inclusion  of  the  housing  reflects  the  mix  of  residential  with  other  uses  in  San 
Francisco's  neighborhoods.  The  housing  also  provides  a  2^-hour  presence  that 
helps  establish  the  quality  of  the  Gardens  environment  as  a  stable,  people- 
oriented  environment  and  improves  overall  security—a  matter  which  is  being 
thoroughly  addressed.  If  housing  is  not  included,  the  space  can  be  used  to 
extend  the  open  space  usages  and  indoor  cultural  facilities  on  Parcel  2. 

Another  option  with  all  three  concepts  is  a  set  of  three  variations  on  the  entrance 
to  the  Gardens  from  Market  Street.  The  three  variations  offer  somewhat 
different  sizing  and  styling  of  the  entrance  plaza  and  different  massing  and 
orientation  of  the  two  highrise  buildings  which  accommodate  the  hotel,  office 
and  residential  space. 

From  these  design  concepts  and  variations,  the  Redevelopment  Agency  and 
Commission,  after  hearing  from  the  citizens  of  San  Francisco  and  completing 
their  own  reviews,  will  identify  one  preferred  scheme. 
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San  Francisco  Redevelopment  Agency,  Request  for  Qualifications,  AprU  1980,  p.  18. 

1.  The  Agency  desires  that  the  developer  achieve  an  imaginatively  conceived  mix  of  commercial , 
entertainment,  recreation,  residential  and  cultural  uses  that  will  be  a  major  attraction  in  San 
Francisco  for  residents  and  visitors  alike.  In  both  business  and  creative  fields,  San  Francisco 

is  a  unique  city  with  a  great  diversity  of  talented  people.  This  development  will  provide  an 
opportunity  for  San  Franciscans  to  contribute  their  talents  as  operators  and  tenants  creating 
a  uniquely  exciting  and  viable  place  in  the  City.  It  is  desired  that  the  developer  utilize  the 
local  reservoir  of  available  talent  to  operate  theaters,  unusual  fairs,  restaurants  and  shops 
and  to  conduct  special  exhibits  and  performances  to  the  extent  that  is  feasible. 

2.  It  is  envisioned  that  Parcel  1  can  accommodate  a  variety  of  uses  including  major  retail, 
hotel,  residential  and  office  uses;  possibly,  cultural,  and  recreational  uses;  a  public  plaza  that 
will  serve  as  a  gateway  to  the  entire  development;  a  concourse  that  could  include  retail  uses 
linking  the  Site  to  San  Francisco's  underground  transit  system;  and  the  existing  Jessie  Street 
Substation,  a  structure  of  exceptional  architectural  merit,  historic  interest,  andreuse  potential. 
Parcel  2  will  accommodate  a  wide  range  of  retail,  recreation,  amusement,  entertainment, 

and  cultural  uses  in  a  landscaped  setting  of  unusual  distinction;  this  Parcel  may  need  controlled 
access  to  provide  the  necessary  security,  and  a  gate  charge  might  be  necessary  to  provide  the 
desired  control.  Parcel  3,  the  rooftop  of  the  Moscone  Convention  Center,  will  accommodate 
uses  similar  to  those  of  Parcel  2  compatible  with  the  operation  of  the  Moscone  Convention 
Center.  Parcel  4  or  other  acceptable  property  will  be  made  available  for  a  hotel  if  part  of 
Parcel  1  is  not  available. 

3.  The  Market  Street  Parcel- -Parcel  1 — is  desired  to  be  developed  as  a  mixed-use  urban 
environment  with  hotel,  office  retail,  residential  and  other  related  uses  complementing  both 
Market  Street  and  the  Moscone  Convention  Center.  The  Agency  envisions  that  these  uses  will 
be  physically  integrated  in  the  true  mixed-use  sense  and  prefers  residential  uses  over  offices. 

4.  The  Agency  desires  that  the  Superblock  to  the  south--Parcel  2 — and  the  rooftop  of  the 
Moscone  Convention  Center — Parcel  3 — accommodate  low  density  development  in  a  landscaped 
setting  of  high  amenities,  including  mature  landscaping,  street  furniture,  fountains,  gazebos, 
and  comparable  features. 

The  objective  is  to  achieve  an  "urban  garden"  to  create  something  uniquely  San  Francisco  with 
uses  that  could  include  fairs,  children's  theaters,  markets,  shops  and  a  variety  of  other  activities; 
to  have  places  for  people  to  dine,  relax  and  enjoy  the  City  in  a  casual  atmosphere  in  a  garden 
setting. 

It  is  expected  that  the  open  space  on  this  block  will  be  designed  with  extensive  landscaping 
and  also  developed  to  accommodate  large  public  gatherings.  The  character  of  the  open  space 
should  be  park-like  and  established  with  the  use  of  large  trees,  plants  and  flowers. 
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San  Francisco  is,  as  one  architect  has  put  it,  "a  distilled  and  heady  mixture 
of  urban  delights".*  Understandably,  San  Franciscans  spell  "The  City"  as 
though  there  were  no  other.  To  create,  as  the  Request  for  Qualifications 
stipulates,  a  "mixed-use  development  ...encompassing  commercial,  cultural 
and  recreational  activities"  that  are  "uniquely  San  Francisco"  is  a  challenge 
to  the  practical  planning  sense  of  the  developer,  and  a  spur  to  the  imagination. 

The  city's  richness,  intensity  and  diversity  expresses  itself  profusely:  in  the 
straw-hatted  country  fiddler  collecting  enough  from  the  fashionable  shoppers 
leaving  I.  Magnin's~and  the  classical  flautist  doing  as  reasonably  well  at 
the  other  end  of  the  block;  the  subtle  riot  of  color  on  a  row  of  restored  Victorians 
contrasting  with  the  cool,  granite-faced  planes  of  a  modern  apartment  building- -which 
nonetheless  echo  the  bay  windows  and  high-shouldered  lines  of  the  Victorian; 
the  palm  trees,  blue  tile  and  vibrant  murals  of  2'fth  and  Mission,  in  contrast 
with  the  decorous,  non-committal  mansions  of  Pacific  Heights;  the  Chinese 
housewife  hurrying,  with  bulging  shopping  bags,  from  Stockton  past  the  Italian 
cafes  up  Columbus;  the  locals  sipping  Irish  coffee  in  the  Buena  Vista,  while 
outside  the  window  tourists  line  up  to  ride  the  cable  car.  And  if  you  run  out 
of  man-made  contrasts,  there  is  always  the  rolling  fog  playing  counterpoint 
with  the  dazzle  of  Pacific  sunlight  and  clarity  of  air.  Probably  so  many  hearts 
have  been  left  in  San  Francisco  because  there  is  something  here  for  all—something 
heightened  to  a  beckoning  intensity  by  the  contrasts  surrounding  it  and  the 
press  of  other,  competing  attractions. 

But  downtown  there  is  little  life  outside  of  business  hours;  and  in  this  South 
o'  Market  area  there  is  virtually  no  garden-like  open  space.  The  Yerba  Buena 
Gardens  are  to  provide  an  attraction  to  come  downtown  for  the  day,  or  linger 
after  working  hours,  or  on  weekends,  to  dine,  to  be  entertained,  to  relax  outdoors 
or  to  shop,  to  explore,  to  indulge  curiosity.  It  will  provide  downtown  San 
Francisco  with  a  new  public  place  to  be  and  to  do. 

With  18  hours  a  day  of  attractive  cultural  and  leisure  activities,  with  commer- 
cial and  residential  uses  amid  green  and  open  space,  the  Yerba  Buena  Gardens 
will  play  a  critical  role  in  downtown  redevelopment,  offering  a  relief  from 
Manhattanization  and  an  opportunity  for  downtown  to  readjust  to  the  individual. 
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human  scale.  In  playing  this  role,  the  Gardens  are  unique  in  the  nation,  perhaps 
in  the  world,  as  a  contemporary  development  concept. 

It  may  seem  arrogant,  or  foolishly  ambitious,  to  try  to  take  a  derelict  site 
"south  of  the  slot"  and  convert  it  into  a  major  attraction  with  a  unique  mixture 
of  leisure  activities,  reflecting  the  style  of  the  City.    Probably  the  planners 
of  the  Panama-Pacific  International  Exposition  were  thought  arrogant  or 
foolish,  when  they  proposed  to  host  an  event  of  international  scale  in  1915 
in  a  city  that  had  been  devastated  by  earthquake  and  fire  in  1906.  But  they 
built  their  series  of  grand  palaces,  of  which  the  Palace  of  Fine  Arts  is  the 
historic  reminder,  and  staged  a  social  and  cultural  event  that  won  international 
acclaim.  San  Francisco  has  an  amazing  capacity  to  regenerate  itself —in  high 
style. 

So,  what  does  the  Verba  Buena  Gardens  need,  to  be  "uniquely  San  Francisco"? 
First,  diversity,  with  well-defined  choices  that  pique  the  imagination  and 
taste,  which  complement  and  contrast,  and  heighten  the  experience  of  any 
one  part.  The  location  of  this  project— squarely  in  the  path  of  downtown  office 
and  commercial  development—adds  some  specific  interpretations  to  the  notion 
of  diversity.  In  this  location,  between  Market  and  Folsom  and  Third  and  Fourth 
Streets,  the  Gardens  must  coexist  with  business  and  commerce  and  tourism, 
emanating  from  Market  and  Grant  Avenue  and  Union  Square,  and  with  more 
business  to  come  as  the  high-rises  march  south  and  west  from  the  Financial 
District.  The  Gardens  will  bridge  these  diverse  uses  and  the  established  housing 
to  the  southwest  of  the  area  and  new  housing  planned  for  the  eastern  side 
of  the  project.  It  will  also  create  an  important  new  axis  to  link  the  Moscone 
Convention  Center  to  the  hotels  in  the  Union  Square  area.  So  part  of  the 
Gardens'  diversity  will  come  from  its  mix  of  commercial/business  interests, 
focused  toward  Market  Street  and  north,  and  from  some  residential  uses, 
compatible  with  those  already  existing  or  planned.  With  those  will  be  mixed 
cultural  events— opera,  dance,  fine  arts,  for  which  San  Francisco  patronage 
is  famous- -to  street  arts,  to  participatory,  visual  and  live  entertainments. 

Secondly,  perhaps  the  most  significant  requirement  (as  noted  in  the  RFQ) 

is  that  a  large  amount  of  open  space  will  be  "designed  with  extensive  landscaping 
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and  also  developed  to  accommodate  large  public  gatherings."  These  gatherings 
may  be  festivals,  cultural  events,  or  other  social  concourses. 

San  Franciscans,  being  devoted  to  their  City,  love  the  public  life  of  the  streets 
and  public  gathering  places:  street  craft  fairs,  cultural  festivals  like  Chinese 
New  Year  and  3apantown's  Cherry  Blossom  Festival,  picnic  concerts  in  Stern 
Grove,  rollerskating  and  jogging  (or  museuming  and  people-watching)  in  Golden 
Gate  Park.  Even  commuting  office  workers  get  into  the  spirit,  taking  their 
brown  bags  outdoors  to  the  Embarcadero  Plaza  to  watch  the  sidewalk  vendors 
and  the  fountain,  to  sit  on  the  steps  of  Crocker  Plaza,  or  on  the  grass  in  Union 
Square.  Historically,  the  people  of  San  Francisco  have  always  provided  grand 
opportunities  for  public  enjoyment— urban  environments  where  people  can 
get  together  safely  to  enjoy  themselves  in  smaller  or  larger  groups  or  as  individuals 
in  the  crowd:  the  Sutro  Baths,  the  Cli:^  House,  the  Fleischacker  pool,  the 
Marina,  Washington  Square. ..The  Verba  Buena  Gardens  is  to  be  another  in 
this  tradition,  with  a  special  tip  of  the  hat  to  Mr.  Woodward's  Gardens,  that 
existed  not  far  from  the  present  site  around  the  turn  of  the  century,  to  the 
pleasure  of  families  out  for  a  picnic,  young  people  courting,  children  and  romping 
dogs,  people  strolling  and  greeting  friends. 

Thirdly,  throughout  the  planning  is  a  desire,  in  keeping  with  the  aims  of  redevel- 
opment, to  provide  a  better  existence  for  all,  to  furnish  quality  of  environment, 
of  goods  and  of  materials  in  the  overall  experience.  Here  is  the  San  Francisco 
emphasis  on  style.  And  to  achieve  urban  style  and  quality,  it  is  necessary 
to  create  conditions  of  safety. 

Fourthly,  as  Mayor  Feinstein  has  insisted,  this  better  experience  should  be 
available  to  "the  whole  disparate  population  of  San  Francisco,"  not  only  the 
rich.  San  Francisco  is  a  city  that  believes  in  participation  by  its  citizens. 
The  opportunities  that  are  offered  free  or  for  little  cost  at  Verba  Buena  Gardens 
will  be  of  no  less  quality  than  those  which  are  offered  at  greater  expense. 

In  total,  the  Verba  Buena  Gardens  will  be  a  new  focus  of  activity  in  downtown 
San  Francisco,  where  public  life,  leisure,  art,  recreation  and  imaginative, 
tasteful  merchandising  all  come  together  in  a  synergy  that  will  revitalize 
the  South  of  Market  and  draw  it  into  the  City  proper  as  it  has  never  been. 
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Woodward  Gardens  provided  San  Franciscans 
with  a  place  for  fun,  fantasy  and  relaxation 
at  the  turn  of  the  century. 
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A  focusing.. .a  coming  together  ...of  diverse  things  and  people.. .in  a  public 
medium. ..and  in  a  place  made  new  and  vital.  What  better  image  to  convey 
these  ideas  than  the  grand  urban  pleasure  garden,  where  art  and  nature,  commerce 
and  social  purpose  come  together. 


Richard  B.  Oliver,  Images  of  Special  Places,  "Urban  Open  Spaces",  Cooper-Hewitt  Museum, 
N.Y.  1979,  p.  27. 
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The  mixed-use  development  planned  for  Verba  Buena  is  an  ambitious  undertaking. 
With  its  emphasis  on  open  space,  culture  and  fun,  as  well  as  retail  and  other 
uses,  it  will  create,  virtually  overnight,  a  social/physical  environment  that 
traditionally  has  evolved — over  years,  perhaps  centuries.  The  process  of  development 
is  necessarily  subtle  and  passes  through  several  stages  of  clarifying  ideas 
and  interests  before  actual,  buildable  designs  can  be  drawn. 

To  summarize  briefly  the  process:  The  idea  of  the  "urban  gardens"  at  the 
Verba  Buena  Center  originated  with  the  Moscone  Select  Committee,  based 
on  a  concept  put  forward  by  Richard  Gryziec--a  San  Francisco  architect. 
It  was  developed  by  the  San  Francisco  Redevelopment  Agency  to  frame  a 
Request  for  Qualifications,  issued  in  April  1980.  Olympia  &  Vork  was  the 
developer  selected  for  Exclusive  Negotiations  with  the  Agency  in  November 
1980.  Subsequently  O&V  established  priorities  for  the  types  of  activities 
that  would  be  appropriate  at  the  Verba  Buena  Gardens,  and  for  some  of  the 
physical  facilities  that  would  be  needed.  These  priorities  were  presented 
in  our  Phase  I  report  of  Vlay  1981  and  are  the  basis  of  the  use  program  presented 
in  this  report. 

Since  then,  we  have  developed  our  ideas  of  activities  and  facilities  to  the 
conceptual  stage.  The  methods  of  development  have  included  discussions 
with  interested  citizens  (both  groups  and  individuals);  retention  of  consultants 
to  develop  specific  concepts  for  some  special  entertainments  and  amusements; 
evaluation  of  comparable  programs  at  other  multi-use  developments;  and 
the  design  efforts  of  our  architects  and  landscape  architects.  This  report 
presents  a  specific  use  program,  and  three  alternative  conceptual  designs 
for  the  site,  the  three  designs  incorporating  the  best  features  of  an  original 
twenty.  The  Agency  will  designate  one  preferred  concept,  which  Olympia 
and  Vork  will  then  refine  further,  in  consultation  with  their  advisors,  the 
Agency  and,  through  appropriate  public  processes,  the  interested  citizens 
of  San  Francisco.  During  the  same  time  period,  the  Agency  and  O&V  will 
complete  negotiations  toward  a  land  disposition  agreement,  scheduled  for 
early  1982. 

The  current  phase  of  the  development  process  has  been  a  period  for  exploring 
ideas  for  program  uses  and  architectural  and  open  space  designs.  We  have 
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met  and  exchanged  ideas  with  numerous  interested  San  Francisco  citizens 
(groups  and  individuals)  to  discover  the  talents,  availability  and  interest  of 
local  artists,  merchants,  and  business  service  people.  A  compendious  preliminary 
cultural  scenario  was  produced  by  task  forces  with  a  wide  range  of  participants 
from  the  local  arts  community,  under  the  aegis  of  the  Agency  and  its  consultants: 
Citywest,  the  Center  for  Collaborative  Problem  Solving,  and  Harold  R.  Snedcof . 
Consultants  Edwin  Schlossberg  and  Entertainment  Effects  Group  developed 
new,  imaginative  entertainments  and  leisure  activities  for  consideration. 
The  Rouse  Company,  noted  for  its  successful,  imaginative  multi-purpose  retail 
developments,  evaluated  markets  and  economic  feasibility.  We  studied  and 
evaluated  use  programs,  physical  facilities  and  design  features  at  other  mixed 
use  developments—none  quite  so  complex  as  that  planned  for  Verba  Buena-- 
notably  Harbourfront  and  Eaton  Centre  in  Toronto,  Harborplace  in  Bcdtimore, 
Faneuil  Hall  in  Boston,  and  many  others...some  the  previous  work  of  the  Verba 
Buena  Gardens  design  team  of  architects  and  landscape  architects,  and  others 
by  other  designers. 

Throughout  these  explorations,  the  goal  was  to  achieve  a  concept  of  the  project 
that  is  unique  to  San  Francisco's  character,  needs,  and  talents.  We  have  also 
tried  to  provide  for  all  the  potential  audiences  that  lie  among  San  Francisco's 
citizens,  and  to  conceive  a  place  where  everyone  can  find  something. ..where 
a  senior  citizen  from  the  neighborhood  can  sit  with  friends  or  play  chess  or 
watch  the  children  at  play. ..where  a  young  couple  from  the  Sunset  can  come 
for  a  night  of  dancing  and  dining...where  a  theater  party  from  Noe  and  Castro 
can  assemble  to  watch  a  new  Sam  Shephard  play. .where  a  Potrero  family 
can  spend  an  afternoon  exploring  the  world  of  growing  things  or  how  urban 
systems  work. ..where  a  jogger  can  come  to  run,  or  a  guitarist  to  play  for  a 
small  crowd.. .where  friends  or  business  associates  can  meet  for  a  coffee  or 
a  cocktail  and  conversation. ..where  any  San  Franciscan  can  come  with  a  book, 
or  a  friend,  or  a  whole  group  of  friends  and  find  something  to  do  or  to  watch. 

The  results  of  our  studies  are  digested  and  integrated  in  this  report,  to  inform 
the  Agency  and  the  people  of  San  Francisco  of  our  conclusions  and  to  present 
a  choice  of  three  quite  different  alternative  design  concepts—each  of  which 
would  make  the  Verba  Buena  Gardens  a  special  and  wondrous  place. 


III.  The  Program 
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The  Verba  Buena  Gardens  is  to  make  an  economic  and  social  contribution 
to  the  City,  and  to  do  so  in  a  way  that  enhances  the  City's  beauty.  These 
goals  were  reflected  in  the  development  objectives  stated  in  the  RFQ,  and 
were  articulated  in  our  Phase  I  report  (pp.  ^^-9)  as  priorities  for  the  program 
of  uses.  These  priority  objectives  dictate  the  social  character  of  the  Verba 
Buena  Gardens  as  a  human  experience  and  also  indicate  how  the  program 
relates  to  the  talents  and  interests  of  the  people,  supports  them,  and  is  supported 
by  them: 

San  Francisco  Orientation  The  program  will  be  designed  for  San  Franciscans, 
and  contribute  to  the  cultural,  social  and  economic  benefit  of  San  Francisco's 
citizens. 

Accessibility  The  activities  of  the  Gardens  will  be  accessible  to  all,  regardless 
of  age,  income,  and  social  background. 

Showcase  for  the  Arts  The  Gardens  will  be  designed  to  give  the  cultural  community 
the  opportunity  to  showcase  their  work,  along  with  visiting  artists,  in  a  program 
format  that  is  creative,  and  stimulating  for  San  Francisco  audiences. 

Innovation  All  aspects  of  the  Gardens  program  will  look  to  what  is  genuinely 
innovative  and  exciting,  not  merely  trendy  or  faddish. 

Liveliness  Emphasis  will  be  on  live  performances,  on  people  doing  and  events 
happening. 

Quality  There  will  be  an  insistence  on  quality:  of  performance,  of  merchandise, 
of  artistic  standards,  of  the  overall  experience. 

Choice  The  visitor  to  the  Gardens  will  have  a  choice  not  only  of  places  to 
be  and  events  to  attend,  but  of  the  kind  of  experience  he  or  she  wants:  participa- 
tion or  observation. 
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APPROACH  TO  PROGRAM  PLANNING 

The  idea  of  the  individual's  choice  of  an  experience  is  an  important  assumption 
behind  the  approach  we  have  used  to  develop  an  integrated  program.  Some 
exploration  of  this  assumption  may  be  helpful. 

Today,  less  and  less  distinction  is  made  between  commerce,  esthetics,  amusements 
and  recreation  as  separate  types  of  activity.  More  often  they  are  different 
aspects  of  the  same  activity.  Feeding  oneself,  for  instance,  is  an  act  of  simple 
practicality.  But  when  you  buy  the  food  it  is  a  matter  of  commerce.  When 
a  great  chef  prepares  it,  you  have  a  minor  (some  say  major)  art  form.  And 
eating  good  food  is  one  of  San  Francisco's  favorite  forms  of  recreation.  One's 
interest  in  each  occasion  is  what  determines  the  nature  of  the  experience. 
For  many,  weekend  shopping  is  as  much  a  recreation  as  a  matter  of  commerce. 
And  if  you  are  shopping  for  a  special  piece  of  clothing,  or  something  to  focus 
the  decor  of  a  room,  it  may  also  be  an  esthetic  experience.  Conversely,  while 
an  artist's  main  concern  may  be  with  esthetic  creation,  he  has  to  sell  his  creations 
to  live.  The  chain  of  experience  adds  more  links  if  you  talk  to  the  artist, 
watch  him  or  her  work  in  the  studio,  and  maybe  feel  moved  to  experiment 
yourself  with  color  and  form,  given  a  nonintimidating  opportunity.  All  these 
activities  feed  one  another  to  develop  the  synergy  that  creates  the  richness 
of  experience  of  a  "mixed-use  development". 

In  establishing  a  program  that  encompasses  as  diverse  a  "range  of  commercial, 

cultural  and  recreational  activities"  as  the  Gardens  will  achieve,  the  problem 

is  in  bringing  together  the  various  uses  and  specific  program  elements  so  that 

they  harmonize  and  complement  each  other  and  do  not  conflict  or  simply 

fall  into  undifferentiated  chaos.  To  consider  the  uses  separately  at  this  point 

would  result  in  fragmentation  of  the  program  and  loss  of  the  synergy  that 

comes  from  interactive  use.  Therefore,  O&Y's  method  of  developing  the 

program  has  been  to  identify  program  uses  according  to  their  function  in  developing 

the  synergy  required  to  make  the  Gardens  a  success  as  a  new  "public  place" 

for  the  pleasure  of  San  Franciscans  and  also  for  visitors  to  the  City. 

First,  there  are  the  "destination  uses",  i.e.  ongoing  or  repeated  activities 
which  people  would  see  as  a  specific  reason  for  going  to  the  Gardens  as  a 


13 


public  gathering  place,  and  which  therefore  would  draw  a  consistent,  high 
level  of  attendance.  Each  of  these  uses  might  be  said  to  fall  roughly  in  the 
area  of  "culture"  or  "retailing"  or  "amusement"  etc.;  however,  each  typically 
involves  more  than  one  of  the  potential  elements:  cultural,  amusetnent,  recrea- 
tional, entertainment,  retailing.  Thus  a  destination  use  may  be  primarily 
amusement  oriented,  but  will  have  strong  elements  of  educational  and  entertainment 
value  also.  (This  fact  is  evident  in  the  descriptions  of  destination  uses  that 
follow.)  Thus,  each  destination  use  offers  the  participant  a  variety  of  moods 
and  tempos  which  may  be  experienced  in  themselves,  or  which  may  lead  on 
to  different  activities,  at  an  adjacent  "destination".  This  method  thus  sets 
up  highly  visible  models  of  interactive  use,  which  are  selected  to  serve  both 
as  major  drawing  cards  to  attract  potential  users  and  to  set  an  example  of 
quality  and  function  for  secondary  uses.  The  secondary  uses  are  less  prominent 
ones  which  people  might  not  come  to  as  a  destination  point,  but  which  provide 
important  supporting  services,  convenience,  atmosphere,  and  liveliness.  Food- 
oriented  services,  for  example,  are  an  important  "secondary"  use  in  this  program. 
A  third  level  of  uses  might  be  described  as  "complementary".  These  are  the 
uses—office  space,  hotel  and  residential  uses—that  help  generate  a  market 
for  the  destination  and  secondary  uses,  but  do  not  participate  directly  in  the 
activities  and  programming  of  the  Gardens  as  a  public  place. 

The  program  presented  here  is  intended  to  typify  publicly  oriented  activities 
which  will  make  the  Gardens  a  place  where  people— rich,  poor,  old,  young, 
singles,  families— come  to  enjoy  themselves  in  their  different  ways  in  a  safe, 
secure  environment.  The  uses  described  have  been  explored  and  developed 
to  various  degrees  by  O&Y,  our  consultants  and/or  the  cultural  task  force; 
however,  the  exact  scope  of  the  activities  in  the  program  is  still  to  be  negotiated. 
Their  implementation  also  depends  on  the  interest  and  availability  of  suitable 
operators.  The  particular  program  activities  were  selected  because  they 
fill  specific  needs  in  or  supplement  San  Francisco's  current  facilities,  or  introduce 
an  entirely  novel  experience.  They  are  compatible  with  existing  and  planned 
uses  outside  the  perimeter  of  the  project. 
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DESTINATION  USES 

"Destination  uses"  are  those  activities  which  (1)  have  high  visibility  (2)  will 
draw  large  numbers  of  people  to  the  site,  and  (3)  will  generally  require  a  specific 
facility  or  set  of  facilities. 


Market  Square  A  bustling,  colorful  new  urban  plaza  around  St.  Patrick's  church 
will  focus  shopping  activities  in  a  way  similar  to  the  traditional  European 
market  square  and  will  be  the  major  center  of  retail  activities  for  the  entire 
project.  The  broad  plaza  will  be  edged  with  "urban  living"  shops  (clothing, 
accessories,  home  furnishings,  fabrics,  etc.),  restaurants  and  high-quality 
food  specialty  shops— falafel,  sandwiches,  oriental  foods,  desserts.  An  actual 
farmer's  market  will  occupy  the  ground  floor  of  the  restored  3essie  Street 
Substation,  which  will  house  artists'  sales  galleries  on  the  upper  level,  along 
with  a  restaurant     From  the  plaza,  the  retail  uses,  along  with  entertainments, 
such  as  street  musicians,  artists,  mimes,  will  spill  out  through  the  major  pedestrian 
routes  leading  to  other  areas.  A  medium-size  department  store  will  open 
on  to  the  square  from  Fourth  Street  and  an  arcade  of  shops  and  restaurants 
makes  it  accessible  from  the  major  entrance  to  the  project  on  Market  Street. 
The  retail  activities  will  serve  primarily  downtown  office  workers,  residents, 
and  also  shoppers  from  other  parts  of  the  city,  as  well  as  tourists  from  the 
Union  Square  hotel  areas. 

Cultural  Complex  A  major  grouping  of  cultural  facilities  will  provide  a  focal 
point  for  the  cultural  activities  of  the  Gardens.  In  all  three  alternative  plans, 
the  Complex  will  be  a  major  presence  on  the  Festival  Plaza  (an  open  space 
designed  for  large  gatherings)  and  cultural  activities  will  move  out  from  the 
center  to  locations- -some  permanent,  some  temporary- -in  all  areas  of  the 
Gardens.  Inside  the  Complex  there  will  be  several  facilities  (details  are  still 
to  be  negotiated): 

1.     Well  equipped  theatrical  facilities  to  house  a  range  of  performing  arts 
events,  from  legitimate  drama  to  dance  to  musical  performances.  Presently, 
not  only  dancers  but  many  others  of  the  area's  indigenous  performing  artists 
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have  difficulty  in  finding  space  to  present  performances  for  which  small  houses 
cannot  provide  enough  box  office  support  and  which  do  not  draw  a  large  enough 
crowd  to  fill  a  large  house.  A  feasibility  study  is  to  be  made  to  determine 
patterns  of  utility,  and  the  audience  that  would  be  served,  and  therefore  the 
suitable  size  of  the  facilities. 

2.  Multi-use  spaces,  which  might  also  be  used  as  performance  areas,  as 
well  as  for  exhibits  and  other  uses. 

3.  Exhibit  areas  for  collections  of  paintings,  sculpture,  textile  arts,  or  collections 
of  historic,  ethnic  or  other  social  interest. 

^.     Studios  and  craft  workshops,  to  serve  as  working  and  teaching  space  and 
to  some  extent  for  demonstrations  and  small  displays. 

Live  Entertainment  As  a  social  complement  to  the  cultural  facilities,  there 
will  be  a  complex  of  cabaret  theaters,  night  clubs,  and  restaurants  with  entertainers, 
to  provide  lively  and  active  fare  mainly  for  the  evening  visitors.  While  the 
complex  will  provide  a  visible  focus  of  these  activities,  smaller  supper  clubs, 
nighttime  cafes,  and  entertainers  will  also  be  found  in  other  locations  to  add 
choice  and  variety  among  other  types  of  activity. 

Cinema  Center  A  cinema  center  will  serve,  in  addition  to  the  general  public, 
a  community  of  artists,  producers  and  serious  viewers  of  film.  This  will  be 
the  most  extensive  and  innovative  cinema  center  in  the  country,  and  it  will 
help  San  Francisco  towards  becoming  a  national  and  an  international  focus 
of  film  art  and  technology.  Three  complementary  types  of  facility  are  being 
considered: 

1.     Two  large  theaters  that  make  "going  to  the  movies"  a  noteworthy  experience. 
The  premiere  theater,  seating  about  1000,  will  present  superb  quality  films 
in  a  luxurious  ambiance  reminiscent  of  grand  opera  and  opening  night  theater. 
It  will  give  the  audience  the  experience  of  a  "night  on  the  town"  as  well  as 
first-class  cinema.  The  Showscan-Imax  theater  (about  1,000  seats),  which 
employs  a  unique  large  screen  and  cinemagraphic  projection  systems,  gives 
the  audience  a  dynamic,  heightened  sense  of  reality.  These  theaters  concentrate 
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on  providing  the  audience  with  experiences  that  are  not  available  at  the  neighborhood 
cinema  or  through  home  video. 

2.  Informal,  tasteful  mid-size  theaters,  about  5  in  number,  with  seating 
capacity  ranging  from  100  to  ^■50,  would  offer  a  mix  of  film  genres:  first- 
run  films,  reruns,  archive  offerings,  international  films,  classic  revivals,  and 
festival  programs.  Specifically,  this  complex  of  theaters  and  programming 
could  be  the  venue  of  the  San  Francisco  Film  Festival  and  will  be  supported 
by  the  necessary  administrative  and  programming  facilities.  The  experience 
here  would  differ  from  the  spectacular  showmanship  offered  in  the  two  large 
theaters,  and  opens  up  the  center  to  wider  and  more  specialized  audiences. 
With  appropriate  scheduling,  visitors  can  attend  a  movie  at  one  of  these  theaters 
on  a  drop-in  basis,  at  virtually  any  time. 

3.  Small,  working  screening  rooms,  about  5  in  number,  with  seating  capacities 
from  20  to  80,  which  could  serve  for  sneak  previews  of  different  cuts  of  a 

filin  to  test  audience  response,  for  screenings  and  discussion  of  artistic  and 
technical  questions  in  film  making,  for  sound  dubbing  and  other  production- 
oriented  activites. 

A  film  archive,  with  library,  viewing,  and  film  care  facilities  is  also  a  part 

of  the  Cinema  Center.  This  may  become  the  home  of  the  Pacific  Film  Archive. 

The  Cinema  Center  will  be  supported  by  restaurants,  coffee  houses,  lounges, 
cafes,  bookstores,  film  equipment  supply  stores,  and  others  as  appropriate 
to  the  interests  of  the  people  drawn  to  the  film  medium,  as  artists,  craftsmen 
or  audiences.  A  separate  but  complementary  use  of  the  Center  will  be  as 
a  resource  for  convention  groups  for  training  sessions  or  presentations.  Still 
another  type  of  service  can  be  offered  by  the  Center's  programming  office, 
which  will  conveniently  handle  arrangements  for  film  festivals,  both  at  the 
Center  and  in  the  community. 

The  Greenhouse  Planned  as  a  complement  to  the  Exploratorium  and  the  Lawrence 
Hall  of  Science,  the  indoor/outdoor  Greenhouse  is  both  a  museum  of  biology 
and  a  unique  opportunity  for  people  of  all  ages  to  actively  explore,  discover 
and  enjoy  the  biological  world.  The  activities  are  placed  in  a  beautiful  setting: 
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a  stream  flows  down  to  a  waterfall  and  at  each  of  three  main  levels  there 
are  botanical  gardens  displaying  different  types  of  vegetation.  At  various 
locations,  cnildren  and  adults  can  play  interactive  games,  unique  to  Verba 
Buena,  to  discover  some  of  the  ways  that  systems  of  plants  and  people  develop. 
Among  many  options,  they  might  watch  a  time-lapse  image  of  a  plant's  growth, 
then  guess  how  long  the  process  really  lasted.  Foraging  in  the  wood  might 
appeal  to  some:  watching  a  video  screen,  visitors  guess  which  plants  are  edible 
and  which  are  harmful.  Or,  they  can  assume  the  roles  of  water,  sunlight, 
temperature  and  play  together  to  see  how  well  they  can  make  a  plant  grow. 

An  electronic  marathon  might  be  fun:  here,  the  player's  pulse  rate  and  activity 
on  a  treadmill  move  a  marker  through  the  race.  At  another  console,  guests 
can  play  together,  trying  to  distribute  evenly  all  the  food  resources  on  earth 
within  a  given  amount  of  time  while  some  unexpected  obstacles  are  encountered. 

In  the  playground  beyond,  young  people  can  enjoy  puzzles,  a  climbing  structure, 
or  a  physics  playground;  joggers  can  use  a  special  exercise  course;  others 
can  test  their  own  home  computer  programs  at  the  Software  Circus. 

The  Greenhouse  is  a  place  where  San  Franciscans  of  all  ages  can  explore  new 
ideas,  find  new  information  and  entertain  themselves  with  discovery  and  play. 
It  is  designed  to  please  and  to  amuse,  to  benefit  and  to  enrich  the  visiting 
public. 

The  San  Francisco  Pavilion  At  the  Pavilion,  visitors  can  become  a  part  of 

the  city  in  a  totally  new  way,  playing  active  roles  in  its  history- -and  its  future. 

Here  visitors  will  find  an  environment  where  elegant  images  and  an  indoor 
garden  reflect  the  ambiance  of  San  Francisco.  Ahead  there  are  re-creations 
of  Market  Street  during  three  points  in  the  city's  history:  visitors  might  stroll 
to  an  assayer's  shop,  a  stock  exchange,  or  to  a  1960's  poetry  reading.  Using 
the  currency  of  the  different  eras,  people  might  snack  at  a  restaurant  of  thf^ 
period  or  patronize  retail  areas  carrying  related  mer, 
visitors  in  period  costumes  are  visible  in  the  Dance  Hall. 
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Games  designed  especially  for  the  Pavilion  enable  people  to  experience  the 
life  styles  of  different  eras.  To  find  a  gold  mine  in  a  Wild  West  setting,  people 
can  stake  their  claim  and  move  electronic  markers  through  obstacles  to  register 
land  before  raiders  appear.  Other  people  might  enjoy  setting  up  an  alternative 
newspaper,  moving  markers  through  trials  and  tribulations  of  the  1960's  in 
order  to  go  to  press. 

Or  one  can  try  various  modes  of  transportation,  moving  markers  across  the 
city,  encountering  floods  and  energy  shortages  along  the  way.  Or,  one  can 
play  a  role  in  modeling  the  history  and  future  of  San  Francisco,  contributing 
to  decisions  that  have  affected  or  will  influence  its  growth  and  development. 

The  Pavilion  provides  amusement  with  a  touch  of  elegance,  entertainment 
with  a  touch  of  depth  and  is  a  place  where  San  Franciscans  can  return  again 
and  again  for  an  afternoon  or  evening  of  unique  enjoyment. 

Computer  Center  In  recognition  of  the  importance  of  the  computer  industry 
in  the  Bay  Area,  one  of  the  destinations  being  evaluated  is  a  complex  that 
might  contain  a  computer  museum;  a  sales  area  for  software  and  hardware 
and  other  computer  related  products;  a  gathering  place  for  amateur  coinputer 
buffs  to  congregate  and  swap  techniques,  technology  and  applications;  and 
a  child-oriented  area  of  high  quality  computer  games,  of  the  type  used  in 
Boston's  Sesame  Place. 

Ice  Rink  This  could  operate  18  hours  a  day,  programmed  for  different  types 
of  activities  at  different  times  of  day,  and  appealing  to  professional  and  amateur 
skaters  and  people  who  simply  like  to  watch  skating.  The  Olympic-size  rink 
will  offer  facilities  for  training,  practice  and  professional  performance.  As 
a  place  for  learning  and  teaching,  the  ice  rink  would  also  appeal  to  a  wide 
range  of  age  groups. 

Health  Club  This  will  be  a  full  service  health  club  and  spa,  with  a  full  range 
of  gym  equipment  for  exercise,  facilities  for  racquet  sports,  and  swimming 
and  sauna  facilities.  It  would  serve  primarily  workers  and  residents  in  the 
downtown  area  on  a  membership  basis  but  would  be  open  also  to  hotel  guests. 
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Events  at  Non-specified  locations  A  major  feature  of  the  experience  of  the 
Gardens  will  be  festivals  of  various  kinds— cultural,  musical,  art,  ethnic,  and 
social.  These  might  involve  the  entire  Gardens  complex,  with  special  exhibitions, 
performances,  etc.  The  festival  concept  is  an  important  destination  use  in 
that  it  allows  the  integrated  use  of  all  the  diverse  resources  of  the  development 
around  a  particular  theme,  and  offers  a  wide  range  of  experiences  and  levels 
of  involvement  for  the  participants—potentially  a  heightened  experience  which 
characterizes  the  festival  atmosphere. 

Children's  Areas  There  are  two  areas  planned  specifically  for  childen.  One 
is  a  garden  with  well-designed  play  sculpture  (the  Play  Court)  where  children 
can  find  excitement  and  challenge,  both  in  terms  of  physical  skills  and  social 
interaction.  In  a  different  location  is  a  more  traditional,  less  structured  play 
area.  Both  areas  will  be  supported  by  regular  children's  programming  and, 
for  a  reasonable  fee,  a  day  care  center  will  provide  security  and  supervision 
while  parents  are  free  to  wander  through  the  Gardens,  or  to  dine  or  to  shop. 
Family  picnics  and  gatherings  will  be  possible  in  still  other  areas. 

SECONDARY  USES 

Secondary  uses  will  have,  individually,  less  visibility  and  less  drawing  power 
than  the  destinations,  and  will  be  to  some  extent  dependent  on  the  audience 
or  market  established  by  the  destination  uses.  They  will  be  highly  various 
operations  such  as  arts  and  crafts  studios,  small  galleries,  specialty  shops 
and  stalls,  small  cafes.  However,  over  a  period  of  time,  these  secondary  uses 
can  also  develop  their  own  steady,  lower  volume  of  use,  which  can  draw  people 
to  destination  attractions  that  might  otherwise  pass  untried.  In  particular, 
though,  the  presence  of  these  secondary  shops,  galleries,  amusements,  and 
studios  along  the  pedestrian  ways  of  the  Gardens  forms  an  infrastructure 
of  attractions  that  acts  like  the  roads,  bridges,  and  waterways  of  a  city,  carrying 
people  from  one  major  activity  center  to  the  next,  contributing  to  the  success 
of  the  major  (destination)  activities.  The  infrastructure  of  uses  also  offers 
a  means  of  making  transitions  in  mood  and  tempo  between  major  activities, 
from  an  active  area  to  a  passive  one,  from  an  enclosed  space  to  an  open  one, 
from  an  intellectually  oriented  activity  to  a  physical  one. 
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Building  and  operating  this  infrastructure  successfully  depends  on  careful 
selection  of  uses,  in  keeping  with  the  particular  functions  they  must  fill  in 
the  given  location,  and  also  on  the  interest  and  availability  of  operators. 
Some  of  the  secondary  uses,  within  the  criteria  established  in  our  Phase  I 
report  could  be: 

Small  cafes,  refreshment  stalls  and  booths,  and  other  tasteful  food- vending 
arrangements. 

Physical  activities— a  par  course,  lawn  bowling  or  bocce. 

Amusements  and  games  for  one  to  four  people—outdoor  chess/checkers,  games 
of  physical  skill/coordination,  small  simulation  games. 

Small  exhibits  and  shows  (collections  of:  stamps,  watercolors,  beads,  geodes, 
dollhouse  furniture,  metal  sculpture,  beads,  string  games). 

^>ecialty  shops  related  to  nearby  areas  of  activities  (for  example,  kites,  outdoor 
games  near  the  major  recreation  spaces). 

Non-located  activities,  (i.e.  operating  within  a  certain  area,  rather  than  at 

a  specific  location)— mimes,  musicians,  pushcart  vendors,  flower  and  toy  sellers, 

peddlers  of  small  retail  items  (flower  buttonholes,  herbal  sachets,  candy...) 

Working/teaching  studios  for  artists  and  crafts  people,  dance  studios. 

Retail  functions  supporting  these  activities— dance  clothing,  artists'  and  crafts 
supplies,  etc. 

Local  services  stores  such  as  shoe  repair,  small  grocery,  cleaners,  non-retail 
services  (such  as  banks),  stationers,  etc.  These  are  intended  to  serve  on-site 
residents,  people  who  work  in  the  area,  and  residents  in  the  neighborhood. 
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COMPLEMENTARY  USES 

A  third  category  of  uses  is  one  that  does  not  constitute  activities  in  the  use 
program,  but  rather  complements  the  uses  previously  described  by  providing 
a  steady  market  for  them.  Offices,  residences  and  a  hotel,  for  instance,  contribute 
to  the  market  for  the  health  club. 

The  complementary  uses  also  provide  a  means  of  relating  the  site  usages  to 
those  existing  in  the  area.  Outside  the  perimeter  of  the  three-block  site  for 
the  Gardens,  the  Verba  Buena  Redevelopment  Project  has  planned  or  already 
developed  residential  housing,  commercial  space,  parking,  and  a  hotel.  To 
supplement  these  uses,  the  Gardens  project  will  include  housing,  office  space 
and  hotel  accomodations,  mostly  located  on  Parcel  1  to  blend  with  existing 
usages  in  the  area.  Housing  on  Parcel  2  will  be  designed  to  be  compatible 
with  the  esthetics  and  ambiance  of  the  Gardens  as  a  whole. 

Hotel  A  hotel  (1500  rooms)  is  contemplated  for  the  westerly  part  of  Parcel 
1,  with  access  from  Market  Street,  Fourth  Street,  and  the  interior  of  the 
project.  The  hotel  will  be  connected  by  below-grade  passage  ways  to  underground 
meeting  rooms  and  ballrooms  on  Parcel  2.  These  convention  facilities  are 
specifically  intended  to  be  available  as  a  supplement  to  the  Moscone  Convention 
Center. 

Office  Space  A  distinctive  building  on  the  Market  Street  portion  of  Parcel 
1,  an  established  business/commercial  area,  will  offer  quality  office  space. 

Housing  In  the  same  structure,  depending  on  negotiations,  there  could  be 
market  rate  condominiums.  These  would  be  primarily  studios  and  one-  and 
two-bedroom  units,  suitable  for  singles,  young  couples,  "empty  nesters"  and 
seniors.  About  120  units  face  on  to  St.  Patrick's  Square  in  a  low-rise  building. 
All  three  alternative  concepts  also  offer  an  option  of  housing  on  Parcel  2. 
Housing  is  an  integral  part  of  0<5cY's  program.  Housing  of  all  types  is  needed 
in  the  project  area,  both  to  accommodate  workers  drawn  to  the  jobs  created 
by  the  Gardens  project,  and  to  expand  the  general  pool  of  available  accommo- 
dations. The  presence  of  housing  in  the  mixed-use  project  is  characteristic 
of  the  vital  blend  of  commercial-entertainment-residential  uses  in  the  San 
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Francisco  neighborhoods,  which  are  a  notable  (and  highly  successful)  feature 
of  the  city's  cultural  pattern.  The  housing  is  also  a  very  important  factor 
in  the  success  of  the  project:  The  fact  that  the  site  is  somebody's  living  space, 
not  merely  space  for  anybody  passing  through,  minimizes  the  security  problem 
which  affects  developments  that  are  empty  after  the  shops  and  entertainments 
close  down.  The  last  is  particularly  true  of  the  housing  offered  on  Parcel 
2,  where  the  open  space  areas  make  a  2^-hours-a-day  presence  highly  desirable. 
While  the  housing  helps  minimize  negative  outside  impacts  on  Parcel  2  activities, 
the  housing  itself  need  not  be  adversely  affected  by  the  other  uses  of  the 
block.  Careful  design  of  open  spaces,  patterns  of  utility,  and  orientation 
of  the  residences  can  protect  residents  from  the  bustle  of  activities  in  other 
parts  of  the  block.  If  housing  is  not  built  on  Parcel  2,  it  should  form  a  major 
presence  on  the  adjacent  street  frontage  of  Parcel  ^. 

Transportation  and  Parking  Several  approaches  are  being  considered  to  make 
maximum  use  of  existing  public  transit  systems  in  bringing  visitors  to  the 
Gardens.  Linkages  to  Muni,  the  East  Bay  Transit  Terminal,  SP  Railroad  and 
the  Downtown  /\irline  Terminal  are  being  provided  and  the  design  for  Parcel 
1  includes  an  entryway  to  the  Verba  Buena  BART  terminal.  In  addition,  the 
feasibility  of  providing  jitney  services  to  key  areas  of  the  city  is  being  studied. 
Since  some  visitors  will  come  to  the  Gardens  on  tour  buses,  a  facility  for 
handling  buses  and  groups  of  people  has  been  included  in  the  design  for  the 
Howard  Street  edge  of  Parcel  3,  opposite  the  Moscone  Center.  Beyond  this, 
underground  parking  is  planned  on  Parcel  1  for  the  use  of  residents  and  also 
for  commercial  use.  Within  consideration  of  the  RFQ  requirements,  possibly 
two  additional  levels  of  parking  may  be  placed  underground  on  Parcel  2,  which 
would  include  spaces  for  residents. 

PROGRAM  INTEGRATION  AND  DISTRIBUTION 

The  "mix"  of  the  use  program  is  critical  to  the  realization  of  the  objectives 
of  the  RFQ  and  the  success  of  the  development.  The  balance  of  the  various 
elements— retail,  cultural,  amusement,  recreation,  residential  and  commercial-- 
has  been  carefully  adjusted  to  work  for  this  particular  location.  For  instance, 
no  other  mixed-use  development  (to  our  knowledge)  contains  as  large  a  cultural 
element  as  does  the  Gardens  program;  it  is  a  key  to  the  success  of  the  program 
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for  this  city.  The  program  elements  are  also  carefully  vvorked  out  to  offer 
something  for  all  audiences:  the  young,  the  old,  different  ethnic  groups,  the 
wealthy,  the  not-so-wealthy,  residents,  workers  in  the  area,  and  so  on.  The 
mix  that  has  been  described  in  this  section  integrates  well  functionally,  i.e. 
in  terms  of  destinations  and  supporting  and  complementary  uses. 

And  from  an  economic  standpoint,  the  mix  is  developable.  Finally,  it  is  still 
flexible  enough  so  that,  if  an  unforeseen  use  emerges  through  the  public  process, 
this  can  probably  still  be  accommodated.  On  the  basis  of  these  considerations, 
only  the  single  program  is  offered. 

The  physical  distribution  of  the  program  uses  over  the  three-block  site  provides 
a  common  element  among  the  three  design  alternatives  and  a  clear  basis  for 
comparing  them.  The  distribution  of  uses  is  made  according  to  three  criteria: 

1.  The  "fit"  of  the  uses  with  the  activities  already  established  in  the  development 
area 

2.  The  creation  of  a  visible  focus  for  each  major  program  element  (retail, 
recreation,  cultural,  etc.) 

3.  The  integration  of  the  various  uses  and  functions  into  a  single,  syner- 
gistic system. 

The  location  of  Parcel  1  adjacent  to  the  \larket  Street  commercial  and  retail 
area  makes  it  a  natural  focus  for  the  retail  and  office  activities  of  the  develop- 
ment. The  uses  and  intensive  development  (both  existing  and  planned)  on 
this  parcel  and  in  the  vicinity  suggest  that  this  block  will  have  ihe  most  intensely 
urban  character  of  all  the  parcels.  The  preservation  of  St.  Patrick's  Church 
and  the  3essie  Street  Substation  (required  by  the  RFQ)  helps  determine  that 
the  character  of  this  side  of  the  block  will  be  reminiscent  of  old  town  plazas, 
which  are  often  associated  with  a  town  market.  The  massing  of  retail  activities 
on  this  block  to  provide  a  visible  and  attractive  range  of  choices  follows  the 
precedent  which  the  Rouse  Company  has  foand  to  'oe  successf  ul  in  North  American 
cities.  Here,  such  activities  need  a  higher  profile  than  the  fine-grained  mixes 
of  uses  that  evolved  in  European  cities. 
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The  project  site  and  surrounding  uses. 


1  Jessie  St.  Substation 

2  Downtown  Community  College 

3  St.  Patrick's  Church 
It  Mercantile  Building 

5  Clementina  Towers 

6  Woolf  House 

7  Proposed  Housing 

8  Silvercrest  Residence 

9  Dimas-Alang  House 

10  Proposed  High  School 

1 1  Pacific  Telephone 

12  American  Telephone  and  Telegraph 

13  For  new  development 

14  Wholesale  Business 

15  Parking  Garage 

16  Gift  and  Gourmet  Mart 

17  Verba  Buena  West 

18  Parking  Garage 

19  l>roposed  Hotel 

20  GSA  Building 
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The  permitted  level  of  development  for  Parcel  2,  which  has  the  largest  amount 
of  available  space,  was  set  by  the  RFQ  at  ^-0  percent.  Therefore  it  becomes 
the  most  open  and  parklike  of  the  three  parcels,  and  affords  the  most  flexibility 
for  separating  less  compatible  uses  as  well  as  combining  mutually  supportive 
ones.  Parcel  2  therefore  hosts  a  concentration  of  cultural  and  recreational 
uses  and  children's  activities  which  collectively  have  the  greatest  range  of 
demands  for  quiet,  or  seclusion,  or  open  views,  or  active,  bustling  participation. 
The  major  enclosed  space  is  the  Cultural  Complex  and  the  adjoining  Festival 
Plaza  is  the  major  open  space.  In  support  of  these  activities,  there  will  be 
food-related  and  other  activities,  to  ensure  that  Parcel  2  is  a  lively,  pleasant 
place  in  the  evening  with  nightclubs,  cafes,  etc.,  and  to  provide  additional 
types  of  exposure  for  the  cultural  program,  for  example  with  exhibits  of  paintings 
in  restaurant  lobbies,  and  so  on. 

On  Parcel  3  (development  intensity  60  percent)  amusement  and  entertainment 
uses  predominate.  These  types  of  uses  also  provide  a  strong,  attractive  destination 
to  draw  visitors  through  the  Gardens  to  this  furthest  point,  and  give  Parcel 
3  its  own  distinct  identity  that  is  different  from  each  of  the  other  two  blocks. 
The  chief  structures  are  the  dome-roofed  Specialty  Theater,  with  two  other 
buildings  that  house  the  San  Francisco  Pavilion  (including  the  dance  pavilion 
suggested  in  the  RFQ)  and  the  Cinema  Center  that  will  house  the  small  and 
studio  theaters  and  film  archives.  Restaurants  and  nightclubs  are  a  featured 
attraction  of  the  parcel.  These  activities  will  support  the  Moscone  Convention 
Center  by  supplying  facilities  that  are  attractive  to  convention  visitors  or 
can  be  used  as  an  extension  of  the  Convention  Center. 

The  clustering  of  different  destination  uses  gives  each  block  its  own  character 
and  identity.  The  integrity  of  the  Gardens  as  one  synergistic  system  is  pre- 
served by  the  infrastructure  of  uses  that  carries  entertainment,  retailing, 
and  cultural  messengers  such  as  musicians,  mimes,  vendors  and  small  exhibits, 
throughout  the  three-block  complex.  Each  block,  therefore,  also  has  the  variety 
required  for  lively,  successful  operation.  During  the  18-hour  operating  day, 
the  activities  will  be  paced  so  that  no  major  section  becomes  dead  during 
one  part  of  the  day  or  becomes  the  dominant  area  all  day  and  every  day. 
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PROGRAM  MANAGEMENT 

A  complex,  mixed-use  program  calls  for  management  as  one  integral  system 
that  works  for  people.  This  management  must  be  responsive  to  the  needs 
of  the  city  and  of  the  people  and  organizations  that  comprise  the  city's  complex 
urban  environment.  It  must  also  be  sensitive  and  responsive  to  the  marketplace 
of  San  Francisco. 

Olympia  and  York  will  assume  the  role  of  general  manager  and  will  be  responsible 
for  implementation  and  coordination  of  the  Gardens  project.  At  the  next 
level  of  operations,  O&Y  will  operate  the  office  building  and  the  residential 
component  of  the  project,  while  Marriott  will  operate  the  hotel,  and  the  Rouse 
Company  the  retail  component,  including  the  department  store.  The  recreational 
and  entertainment  activities  O&Y  will  operate  through  carefully  chosen  operators. 

In  conjunction  with  The  Rouse  Company,  the  Redevelopment  Agency,  and 

the  cultural  community,  and  our  consultants,  we  are  analyzing  various  approaches 

to  management  of  the  cultural  program.  The  establishment  of  a  non-profit 

management  entity  is  being  investigated  as  a  very  promising  possibility.  Whatever 

operational  structure  ultimately  evolves,  certain  key  elements  will  have  to 

be  incorporated: 

1.  The  policy  making  board  should  include  a  cross  section  of  the  community 
arts  organizations,  of  the  city's  key  civic  leaders,  leaders  from  business  and 
labor,  and  representatives  of  O&Y  and  of  the  Agency. 

2.  All  the  cultural,  amusement,  recreation  and  entertainment  uses  must 
be  coordinated  to  ensure  complementarity  and  appropriate  programming, 
scheduling  and  publicity. 

3.  The  developer  will  continue  to  have  a  critical  and  crucial  interest  in 
and  play  a  key  role  in  all  of  the  above,  to  ensure  quality  and  coordination. 
We  are  dedicated  as  a  matter  of  practice  to  the  belief  that  the  arts  are  good 
for  business;  and,  in  any  case,  quality  must  be  maintained  to  ensure  the  success 
of  the  project. 
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We  are  soliciting  the  interest  of  operators  for  the  destination  uses,  paying 
particular  interest  to  possible  local  operators.  Meaningful  negotiations  can 
begin  as  soon  as  there  is  some  certainty  about  land  disposition.  As  operators 
are  found,  actual  program  planning  (i.e.  identification  and  scheduling  of  program 
events)  can  begin.  A  prototype  of  this  kind  of  programming  is  presented  in 
the  next  section  to  demonstrate  the  potential  uses  of  outdoor  spaces. 

Routinely,  the  managers  will  maintain  close  coordination  with  the  appropriate 
city  agencies,  the  Redevelopment  Agency,  the  Moscone  Convention  Center, 
the  San  Francisco  Convention  Center  and  Visitors  Bureau,  and  appropriate 
community  organizations. 

As  general  managers,  Olympia  &  York  will  be  responsible  for  such  program- 
wide  services  such  as  security,  maintenance  and  information  distribution. 
All  three  of  these  services  are  very  important  to  the  success  of  the  project 
in  creating  a  new  style  in  this  part  of  the  city  and  a  quality  environment  that 
is  safe,  sophisticated,  and  esthetically  enjoyable. 

The  matter  of  security  is  a  fundamental  consideration  in  planning  the  development, 

and  thorough  studies  are  presently  being  conducted.  A  preliminary  plan  will 

be  published  soon.  As  a  design  consideration,  it  is  obviously  not  appropriate 

to  turn  a  pleasure  garden  into  an  armed  fortress.  However,  it  is  generally 

recognized  that  people  respond  to  a  well  designed  ambiance  by  not  littering 

and  by  avoiding  inappropriate  behavior.  Therefore,  the  Gardens  will  be  protected 

not  by  walls  but  by  open  lines  of  sight  and  by  security  personnel  who  are  there 

to  assist  visitors,  to  see  what  is  happening  and  to  be  pleasant,  courteous  and 

helpful,  but  firm  where  necessary.  Where  small  areas  must  be  given  some 

seclusion,  it  will  be  made  possible  to  close  them  off  at  night  or  when  they 

are  not  in  use. 

Good  maintenance  is  essential  to  keep  up  a  quality  environment,  but  at  the 
same  time,  it  must  not  be  obtrusive.  Again,  this  will  need  to  be  "designed 
in"  as  far  as  possible,  so  that  (for  example)  trash  receptacles  are  easily  identifiable 
but  still  part  of  the  esthetic  environment.  Maintenance  services  will  be  provided 
daily  on  a  year-round  basis. 
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Information  dissemination  will  be  an  important  part  of  management's  role. 
Visitors  will  need  orientation  to  the  Gardens  and  also  current  program  information. 
Information  kiosks  will  be  placed  at  the  major  entrances  on  Market,  Mission 
and  Howard  Streets.  The  security  personnel  will  function  overtly  as  information 
sources.  A  well  planned  program  of  public  information  will  offer  leaflets 
and  newsletters,  maintain  contacts  with  the  local  media,  and  undertake  special 
promotional  activities.  The  information  program  should  serve  not  only  the 
Gardens,  but  the  entire  City  and  Bay  Area.  The  box  office  located  in  the 
Grant  Avenue  Concourse  will  have  a  computerized  reservation  systeiTi  and 
will  be  a  central  information  and  ticketing  facility  for  all  types  of  cultural, 
entertainment  and  recreational  events. 

The  management  staff  will  make  every  effort  to  insure  that  the  attractions 
of  the  Garden  are  known  nationally  as  well  as  locally.  They  will  devote  special 
attention  to  making  San  Franciscans  aware  of  the  unique,  authentic  character 
of  the  project,  which  results  from  careful  planning  with  city  officials.  Agency 
officials,  and  members  of  the  San  Francisco  community  at  large.  Emphasis 
will  be  placed  on  the  new  and  exciting  things  that  will  be  happening  in  the 
South  of  Market  area  generally  and  the  Verba  Buena  Gardens  in  particular. 

Finally,  the  management  will  follow  an  affirmative  action  program  in  requiring 
the  hiring  of  minority  and  disadvantaged  personnel  and  women  in  all  aspects 
of  the  project:  hotel,  office,  retail,  entertainment,  recreational,  and  amusement 
components.  We  are  committed  to  identifying  and  attracting  minority  entrepreneurs 
and  operators  to  the  Verba  Buena  Gardens. 
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The  dominant,  identifying  imagery  of  the  Verba  Buena  Gardens— or  rather 
its  pattern  of  images—lies  in  the  garden  areas  themselves,  which  will  be  of 
many  types  and  colors.  At  one  end  of  the  scale  will  be  the  contemplative 
garden,  perhaps  on  an  ancient  Chinese  model,  in  which  the  visitor  will  be 
engulfed  in  a  fantasy  landscape  far  removed  from  the  city  that  surrounds 
it.  At  the  opposite  end  of  the  scale  will  be  highly  active  spaces  for  children 
of  all  ages— play  spaces  which  are  each  designed  to  accommodate  many  kinds 
of  activities— walking  the  dog,  a  soccer  game,  an  improvised  dance  or  a  quiet 
nap  on  the  grass.  There  will  be  a  romantic  garden  saturated  with  flowers; 
others  will  be  heavily  shaded  by  large  trees  and  defined  by  plantings  of  shrubs. 
Some  spaces  will  have  trees  set  in  paving  and  the  visitor  will  be  able  to  relax 
on  benches;  other  spaces  will  be  "softer"— large  areas  of  rolling  lawn  for  informal 
play  and  relaxation.  Some  will  even  be  covered  with  translucent  roof  structures 
to  provide  real  choices  appropriate  to  San  Francisco's  weather. 

Of  equal,  if  not  overriding  importance  is  the  distinctive  ambiance  to  be  set 
for  the  entirety  of  the  Verba  Buena  Gardens,  the  singular  urban  garden  in 
which  many  moods  and  delights  come  together  in  a  whole  that  is  greater  than 
the  sum  of  its  parts,  unified  by  the  treatment  of  all  landscape  elements— street 
edges,  walkways,  transitional  places— with  the  same  design  approach  and  careful 
selection  of  motifs  and  materials. 

Trees  are  a  vital  part  of  the  Gardens,  as  they  are  of  any  city.  They  give  people 
a  contact  with  nature,  establish  a  relationship  with  primitive  needs  and  soften 
the  hard,  unyielding  surfaces  of  urban  construction  with  the  green  of  leaves, 
texture,  and  shadow.  In  addition,  they  perform  a  real  physiological  function 
in  removing  carbon  dioxide  from  the  air  and  replacing  it  with  needed  oxygen. 

In  the  history  of  cities,  trees  have  been  used  in  formal  and  informal  ways, 
the  first  to  create  outdoor  rooms  and  passages,  the  other  to  create  a  more 
romantic  and  naturalistic  effect,  a  reminder  of  rural  woodlands  or  of  the 
wilderness. 

Since  the  Verba  Buena  Gardens  will  contain  both  highly  formal  and  informal 
spaces,  they  will  draw  upon  both  historical  precedents.  The  formal  plantings 
will  reinforce  important  pedestrian  axes;  the  informal  groupings  will  draw 
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the  visitor  out  of  the  urban  environment  to  a  more  tranquil  and  perhaps  fantastic 
world. 

Gardens  have  always  come  alive  and  exuberant  through  the  uses  of  water. 
Water  reminds  us  of  high  mountains  and  streams,  of  deep  chasms  and  gurgling 
brooks  and  the  quiet  sounds  of  the  wilderness.  Even  in  a  city,  the  sound  and 
sight  of  water  stirs  the  most  elemental  and  basic  roots  of  our  human  nature, 
enlivening  us  with  its  exuberance,  nonconformity  and  vigor. 

Throughout  history  almost  every  culture  has  introduced  water  into  its  cities 
for  practical  and  playful  purposes.  Significant  are  the  quiet  flat  pools  of 
Persia,  the  exuberant  water  effects  and  fountains  of  renaissance  Italy,  the 
highly  formal  pools  of  17th  and  18th  century  France,  and  the  miniature  landscapes 
of  China  and  3apan. 

In  Verba  Buena,  the  gardens  will  be  full  of  water  features  of  all  kinds:  grandiose 
and  noisy  fountains  as  the  focal  point  of  some  of  the  gardens;  small  pools 
in  which  children  can  play;  water  landscapes  reminiscent  of  the  wilderness 
and  in  which  people  can  imagine  their  isolation  from  the  city  that  is  in  fact 
only  blocks  away;  water  that  invites  participation;  and  water  that  enhances 
buildings  and  spaces. 

Sculpture  of  many  scales  and  styles  will  be  the  focus  of  both  large  and  small 
spaces.  Children  will  clamber  over,  through  and  around  it,  exploring  their 
sense  of  adventure  while  interacting  with  other  children.  Sculpture  will  become 
the  fixed  point  which  will  enrich  the  eddies  and  multifaceted  movements 
of  visitors  through  the  garden  spaces.  It  will  also  be  the  fixed  point  in  fountains 
past  which  the  waters  spurt,  run  and  swirl.  In  plazas,  along  walks,  at  focal 
points  sculpture  will  humanize  the  gardens—investing  the  open  spaces  with 
qualities  of  scale,  artistry  and  emotional  content. 

Much  of  the  tone— the  quality  and  ambiance  of  the  Gardens— will  be  set  by 
lighting.  As  in  Copenhagen's  Tivoli  Gardens  or  Paris'  Montmartre,  it  will  engender 
a  quality  of  joy  and  freshness— of  enjoyment  and  participation.  Lighting  will 
extend  the  usefulness  of  Verba  Buena  into  the  night-time  hours  when  events, 
festivals,  fiestas,  concerts  and  just  strolling  and  sitting  in  the  gardens  of  an 
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The  Grand  Fountain  in  The  Esplanade 
alternative  is  an  event  in  itself,  as  well 
as  a  setting  for  other  activities. 
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The  Play  Court  is  designed  to  fill  children's 
needs  for  action  and  fun-filled  challenge. 
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evening  will  enlarge  people's  enjoyment  of  the  city.  Lighting  will  be  keyed 
down  to  enhance  the  color  of  plantings  and  the  special  features  of  the  various 
gardens--of  water,  flowers,  sculpture,  lawns  and  shops. 

Beyond  these  primary  design  elements,  open  spaces,  like  a  stage  set,  demand 
modulators  for  people  in  motion— objects  of  use  and  comfort  and  artistry — 
guides  for  activity,  shelters  for  incidental  but  necessary  events,  semibuildings, 
signs,  symbols,  places  for  sitting.  These  are  the  small  scaled  elements  which 
we  constantly  use  and  see;  they  set  the  dominant  quality  of  streets  and  plazas, 
and  by  their  ubiquity,  they  become  the  space  and  if  not  designed  and  placed 
sensitively  can  overwhelm  the  space. 

Attention  to  the  detail  and  design  of  objects  in  its  spaces  is  as  important 
to  the  qualities  of  a  city's  esthetics  as  its  buildings  themselves.  There  are, 
it  is  true,  many  necessary  elements  of  street  furniture  which  must  occur  at 
certain  places  and  fulfill  specific  functional  needs.  Traffic  lights,  fire  hydrants, 
directional  signs  and  symbols,  pedestrian  guards,  all  need  their  definite  places. 
But  they  can  be  well  designed  and  related  to  the  total  scene  on  the  street. 

More  than  these  purely  functioning  objects,  however,  are  needed  in  a  city. 
Streets  and  urban  plazas,  parks  and  small  squares,  are  the  stages  for  city 
people's  activities,  and  they  need  to  be  furnished  with  a  whole  range  of  well 
designed  incidental  objects  for  public  enjoyment.  There  are  needs  for  benches 
and  places  to  sit,  and  handsome  light  fixtures  with  footcandle  brilliances  scaled 
to  human  pedestrian  needs.  Signs  can  form  exciting  collages  related  to  the 
buildings  to  which  they  are  affixed.  They  need  not  necessarily  be  pristine 
or  sterile;  in  fact  they  can  sometimes  even  be  gaudy.  There  is  need  for  drinking 
fountains,  bollards  to  control  traffic,  flags  and  moving  signs,  bicycle  racks, 
and  innumerable  other  objects  that  vitally  affect  the  esthetics  and  practical 
functioning  of  the  spaces  in  the  Gardens. 

Most  important  of  all,  however,  are  the  activities  which  surround,  enliven 
and  give  the  Gardens  its  particular  character. 
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THE  TEN  GARDENS 

A  sequence  of  ten  separate  gardens  is  planned  for  Verba  Buena.  This  sequence 
of  spaces  is  choreographed  to  provide  a  series  of  different  experiences  in 
which  people  are  induced  to  participate,  through  sight  and  touch  and  sounds 
and  smells,  and  many  different  things  to  experience. 

The  open  spaces  on  Parcel  1  relate  strongly  to  the  bustling  character  of  the 
Market  Street  world.  They  are  rather  formally  ordered,  with  a  lot  of  activity, 
rather  close-knit  in  texture,  and  with  many  uses  of  beautiful  hard  surfaces 
as  well  as  plantings  to  create  a  very  urban  situation. 

On  Parcel  2,  the  spaces  are  more  "gardenesque,"  with  the  feeling  of  being 
in  a  large  park,  that  has  many  different  things  in  it:  water  fountains  and 
ponds,  rolling  hills,  pavilion  groves  of  trees  and  opportunities  for  many  different 
moods  and  activities. 

Parcel  3  is  the  pleasure  garden  that  is  urban  in  a  different  way  from  the  bustle 

of  Parcel  1,  imaging  the  glamor  and  sophistication  of  the  city,  its  activities 

and  entertainments,  and  especially  the  exotic  qualities  of  the  nighttime  experience. 

The  Market  Street  Court  Between  the  entrance  towers  to  the  Gardens  on 
Market  Street  lies  a  sunny,  light  space  with  a  green  bosque  of  trees.  Its  circular 
fountain,  with  jets  and  sculpture,  is  the  visual  terminus  of  Grant  Avenue 
(visible  as  far  away  as  Bush  Street)  and  turns  the  view  towards  the  Gardens 
and  the  South  of  Market.  The  Court  is  a  dramatic  break  in  the  fabric  of  Market 
Street,  announcing  the  point  of  entry  to  the  pleasures  of  the  Gardens.  It  will 
have  an  urban  quality  derived  from  the  beautiful,  articulated  paving,  trees, 
and  sidewalk  cafes  and  restaurants.  The  Court  marks  the  gateway  to  the 
Gardens  on  the  City's  main  artery.  In  the  Court,  one  can  shop  (or  window 
shop),  drink  coffee  and  people-watch,  or  become  part  of  the  movement  in 
and  out  of  the  Concourse. 

The  Grant  Avenue  Coneourse  This  glass-roofed  street,  with  its  two  levels 
of  shops  and  restaurants,  acts  as  a  foyer  to  the  Gardens.  A  sort  of  mixing 
bowl  for  users  of  office,  hotel,  shops  and  cafes,  the  Concourse  provides  oppor- 


Meadow-like  spaces  offer  casual  enjoyment 
in  a  relaxing  environment. 
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The  piazza  next  to  St.  Patrick's  Church 
will  have  a  fountain  and  sculptures  'n 
a  formal  urban  setting. 
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tunities  to  shop,  to  eat,  buy  tickets  or  obtain  information  at  the  central  box 
office.  These  types  of  functions  have  successfully  been  given  a  common  esthetic 
setting  in  the  Toronto  Eaton  Center  (designed  by  the  Zeidler-Roberts  Partnership), 
which  is  also  a  tasteful  urban  galleria.  The  classic  example  of  this  type  of 
structure  and  function  is,  of  course,  the  Galleria  in  Milan.  London  also  has 
its  examples  of  the  covered  shopping  street,  such  as  the  Burlington  Arcade. 

St.  Patrick's  Square  The  dominant  open  space  on  Parcel  1  is  the  market  square, 

identified  earlier  as  the  focus  of  retailing  activities.  It  is  a  bustling,  colorful 

urban  square  with  implied  European  qualities,  suggested  by  St.  Patrick's  Church 

at  its  focal  point  and  the  ornate  facade  of  the  Jessie  Street  Substation.  It 

will  be  enhanced  by  handsome  paving  and  bosques  of  trees  planted  in  formal 

patterns.  The  paving  materials  are  extended  across  Mission  Street  to  integrate 

its  south  edge  into  the  square.  This  lower  edge  of  Mission  shares  common 

retail  activities  with  the  square  and  also  provides  the  best  view  of  the  church 

and  rectory  set  against  the  dramatic  backdrop  of  the  Market  Street  highrises. 

The  square  is  highly  urbane,  with  regularly  placed  benches  and  furniture;  it 

will  contain  shops  and  cafes,  a  farmer's  market  in  the  substation,  a  gourmet 

carry-out  market  on  the  South  of  Mission,  and  many  opportunities  for  browsing,  i 

sitting,  conversing  and  people-watching.  In  the  latter,  it  carries  out  the  tradition 

of  urban  outdoor  living  embodied  in  the  Champs  Elyssee  of  Paris,  the  grand 

public  spaces  of  Bath,  England,  and  the  Piazza  Nuova  in  Florence.  In  more 

recent  years,  this  type  of  public  place  has  been  created  in  Hotagen,  Stockholm, 

as  a  redevelopment  proejct,  and  in  Faneuil  Hall  in  Boston,  where  a  group  of 

old  buildings  was  preserved  and  converted  to  house  a  successful  mix  of  retailing 

and  public  uses.  Harborplace  in  Baltimore  is  an  outstanding  recent  success, 

where  a  similar  shopping  place  has  played  a  key  role  in  revitalizing  a  failing 

area  of  the  city. 

The  Festivcil  Plaza  On  Parcel  2,  the  dominant  open  space  is  the  Festival  Plaza, 
intended  to  accommodate  large  gatherings  such  as  festivals  or  concerts. 
The  Plaza  receives  different  esthetic  treatment  in  the  three  alternative  designs, 
for  which  it  in  fact  sets  the  dominant  image.  However  in  all  cases,  it  has 
a  variety  of  lawns,  terraces,  a  grand  fountain,  and  usually  an  amphitheater- 
like performance  area,  where  the  sloping  lawn  is  contoured  into  grassy  benches 
around  a  stage.  Changes  in  grade  and  landscaping  make  it  possible  to  subdivide 
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the  space  for  a  variety  of  activities.  This  garden  can  be  used  for  strolling, 
for  informal  play  and  outdoor  exhibits  as  well  as  for  major  festivals.  In  the 
evening  hours,  especially,  it  will  serve  as  a  promenade,  with  eating  places 
and  entertainment  to  choose  from.  As  a  large  open  space  for  public  use,  with 
support  for  leisure  time  activities,  the  Festival  Plaza  can  be  compared  with 
the  grassy  knolls  of  Boston  Common  and  parts  of  New  York's  Central  Park 
where  people  go  with  picnic  baskets,  books,  bats  and  balls  and  a  desire  to 
relax  in  unconfined  surroundings.  Parts  of  the  Festival  Plaza  may  also  be 
compared  to  the  more  formal  Luxembourg  Gardens  in  Paris,  with  their  carefully 
tended  plantings,  rows  of  benches  and  chairs  and  strong  architectural  perimeter. 
As  examples  of  public  parks  which  accommodate  similar  activities,  the  Plaza 
may  also  be  compared  to  Hyde  Park  Corner  in  London. ..or  Washington  Square 
Park  in  North  Beach. 

The  Contemplative  Garden  In  contrast  to  the  activity  of  the  Festival  Plaza, 
the  Contemplative  Garden  is  introverted  and  exquisitely  planted.  It  is  strongly 
defined  by  structures  at  the  perimeter,  which  also  shield  it  from  noisier  activities. 
Presently  it  is  thought  of  as  a  series  of  gardens,  parts  of  which  might  take 
on  the  character  of  a  Ming  Garden— quiet,  lily-stre\vn  pools,  pavilions,  and 
fantastic  miniature  rock  landscapes,  serpentine  walkways  and  grottos.  This 
garden  is  intended,  as  its  name  suggests,  for  quiet  and  meditation  and  esthetic 
enjoyment.  It  is  part  of  a  zone  of  quiet  which  could  include  the  housing  on 
Parcel  2.  Being  a  secluded  area,  it  will  be  closed  at  dark.  In  its  seclusion 
amid  the  bustle  of  the  streets,  this  garden  can  be  compared  to  the  meditative 
and  esthetic  sculpture  courtyard  of  The  Museum  of  Modern  Art  in  New  York, 
the  peaceful,  tree-lined  Tuilleries  in  Paris,  or  the  romantic  Alcazar  Gardens 
of  Seville. 

The  Children's  Garden  In  a  small  area  specially  designed  for  children's  less 

structured  play,  there  will  be  a  pond  for  wading  in  and  playing  with  model 

boats;  a  terrace,  with  workshop  areas;  and  perhaps  some  entertainments  such 

as  a  puppet  theater.  Similar  children's  areas  can  be  found  at  Toronto's  Harbourfront. 

The  Play  Court  This  stimulating  children's  area  is  designed  for  strenuous  activity, 
with  play  sculpture  that  is  genuinely  a  challenge  to  a  child's  ingenuity,  sense 
of  adventure,  and  physical  ability.  The  Play  Court  (and  the  Children's  Garden) 
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The  Contemplative  Garden  gives  an  opportunity 
for  serenity.  In  the  Terraces  cdternative, 
it  lies  in  a  broad,  quiet  hollow  behind 
the  Galleria. 
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will  be  closed  in  the  evening.  Similar  play  areas  for  children  can  be  found 
at  Sesame  Place,  a  learning-oriented  children's  center  in  Philadelphia,  at 
Boston's  Macomber  Farm— a  place,  created  by  Edwin  Schlossberg,  where  children 
can  learn  about  the  farm  and  living  animal  care— and  at  Ontario  Place,  a  complex 
of  leisure  activities,  designed  by  the  Zeidler  Roberts  Partnership. 

The  Small  Events  Garden  Solo  or  small  group  performances  by  musicians, 
artists,  and  mimes  are  the  events  for  which  this  garden  is  planned.  It  is  a 
planted  maze,  with  clearings  that  will  provide  a  setting  for  performers  who 
work  close  to  their  audiences— like  the  London  buskers,  who  entertain  crowds 
waiting  to  enter  the  theaters,  or  the  many  who  perform  in  San  Francisco's 
Union  Square.  A  similar  kind  of  performance  setting  is  part  of  the  Tivoli 
Gardens  in  Copenhagen. 

The  Starlight  Garden  A  romantic  garden  of  terraces  and  plantings,  with  ponds 
and  fountain  and  exotic  lighting,  especially  oriented  to  night-time  enjoyment, 
is  the  major  open  space  on  Parcel  3.  During  the  day,  the  garden  will  be  used 
for  strolling,  boating  and  meal-time  recreation,  and  in  the  evening  will  become 
a  major  center  for  dancing,  gala  events,  dining  and  cabaret,  as  well  as  outdoor 
strolls  on  temperate  evenings  in  the  soft  light  and  sounds  of  night  time.  The 
designs  for  this  garden  includes  many  indoor/outdoor  settings  including  galleries, 
walkways  and  terraces,  from  which  the  panorama  of  the  crowd,  of  cafe  patrons, 
of  dancers  and  theater  lobbies,  can  be  watched  as  a  show  in  itself.  The  garden 
will  have  an  ambiance  of  arts,  entertainment  and  cafe  life  comparable  to 
Montmartre  in  Paris,  and  portions  of  the  Tivoli  Gardens  in  Copenhagen. 

The  Ice  Garden  This  enclosed  winter  garden  with  filtered  natural  light  and 
an  artificial  ice  surface  (about  100  x  200  feet)  will  be  used  for  professional 
performances  and  competition,  for  amateur  pleasure  skating  and  for  teaching. 
Surrounding  free  space  and  cafes  give  skaters  a  pace  to  relax  and  spectators 
an  opportunity  for  vicarious  pleasure. 

UTILIZATION 

The  final  character  of  the  ten  gardens  will  be  most  strongly  influenced  by 

what  happens  in  them.  This  is  a  matter  of  careful  programming  and  management-- 
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matters  which  are  under  intensive  study  and  will  be  discussed  in  a  forthcoming 
report.  However,  in  order  to  illustrate  the  range  of  activities,  and  to  f>ortray 
the  diversity  of  the  gardens,  we  have  compiled  a  prototype  program,  based 
on  events  suggested  by  the  RFQ,  by  the  cultural  task  force,  by  our  consultants 
and  by  our  staff's  ingenuity.  The  schedule  shows  how  such  activities  might 
be  programmed  over  the  period  of  a  week,  with  variations  between  day  and 
evening  activities  and  weekday/weekend  programming.  The  programming 
can  also,  of  course,  be  keyed  to  what  is  appropriate  to  the  changing  seasons 
and  to  special  dates  on  the  calendar— Columbus  Day,  Washington's  Birthday, 
Independence  Day,  and  so  on. 
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At  this  stage  of  the  process,  the  architects  are  concerned  with  designing  not 
a  building,  or  even  a  set  of  buildings  to  house  specific  uses,  but  a  very  special 
"piece  of  city".  For  many  years,  the  Gardens  site  has  been  a  22-acre  rent 
in  the  complex  fabric  of  the  city,  and  whatever  is  designed  to  fill  that  rent 
must  be  carefully  woven  into  the  pattern  of  the  area.  At  the  same  time, 
the  design  must  achieve  the  Agency's  planning  objectives  for  this  project 
and  for  the  development  area.  So,  in  studying  how  to  design  the  physical 
facilities  that  will  work  for  the  RFQ  program,  the  architects  have  paid  much 
attention  to  the  existing  architectural  and  social  fabric  of  the  surrounding 
area,  and  to  city  planning  policies.  They  have  also  taken  into  account  the 
ambiance  of  the  city  as  a  whole  (especially  the  downtown)  and  have  been 
concerned  for  how  the  city  is  experienced  by  the  pedestrian  from  the  subjective 
point  of  view,  as  well  as  how  the  city  looks  from  the  objective  point  of  view 
of  the  planner. 


SCALE  AND  DEFINITION 


To  the  northeast  of  the  site  are  the  downtown  highrise  buildings;  to  the  southwest 
are  much  lower  height  districts.  In  the  general  area  of  Parcel  I,  the  maximum 
building  height  proposed  by  the  City's  planning  department  is  500  feet;  the 
maximum  height  proposed  for  Parcel  1  itself  is  ^00  feet;  Parcel  2,  100  feet; 
and  Parcel  3,  130  feet.  The  RFQ  further  restricts  heights  on  Parcels  2  and 
3  to  80  and  60  feet,  respectively,  in  order  to  achieve  a  generally  lower  scale 
of  development.  To  reflect  the  prevailing  pattern  of  building  heights,  the 
taller  ('fOO  foot)  buildings  in  all  the  Gardens  alternatives  have  been  located 
at  the  north  end  of  Parcel  1,  with  a  step  down  across  the  southern  portion 
of  the  block  to  heights  of  50  to  80  feet,  and  on  across  Parcels  2  and  3  within 
the  height  limits  of  the  RFQ.  This  arrangement  is  in  keeping  with  the  overall 
downward  slope  of  the  site  south  from  Market  Street,  and  generally  makes 
for  a  good  fit  with  the  existing  and  proposed  heights  in  the  vicinity.  Dropping 
the  elevations  on  Parcels  2  and  3,  however,  emphasizes  the  site's  role  as  open 
space,  sorely  needed  in  this  part  of  the  city. 

The  superblocks  south  of  Market  are  far  larger  than  those  north  of  Market. 
In  this  context,  that  massiveness  can  work  to  make  the  project  a  significant 
public  environment.  However,  the  objective  is  not  to  create  a  monolithic 
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mass.  The  neighborhood  has  vestiges  of  a  smaller-scale  form,  and  a  growing 
mix  of  uses  is  now  developing  around  the  site's  perimeter,  including  two  colleges, 
a  school,  office  and  commercial  properties,  housing  for  seniors,  and  so  on. 
It  will  bring  a  sense  of  human  proportion  to  the  neighborhood,  as  well  as  to 
the  project,  to  have  that  large  mass  broken  down  to  a  finer  scale,  penetrated 
by  views  and  by  pedestrian  and  vehicular  traffic  along  the  established  main 
routes  (Mission,  Howard,  Third  and  Fourth)  and  also  at  the  smaller  streets 
such  as  Minna  and  Natoma.  Re-establishing  the  space  and  scale  of  these  streets 
will  restore  a  sense  of  the  urban  definition  that  has  been  long  gone  from  the 
area. 

MOVEMENT  AND  ACCESS 

The  routes  that  are  presently  established  are  primarily  vehicular.  Market 
Street  carries  both  vehicular  and  pedestrian  traffic,  but  Mission,  Howard 
and  Folsom  are  major  traffic  arteries.  Third  and  Fourth  Streets  are  also  major 
traffic  streets  as  well  as  the  route  of  many  pedestrians. 

To  emphasize  the  role  of  the  Gardens  as  a  stopping  place  along  the  east-west 
thoroughfares,  the  entry  to  the  Gardens  on  Market  will  be  a  major  public 
place  (an  addition  to  the  sequence  of  such  spaces  already  established  on  the 
street)  and  another  public  space  will  be  created  on  Mission  around  the  church 
and  the  3essie  Street  Substation.  To  heighten  the  experience  of  arrival  at 
the  Gardens,  the  entry  points  will  be  emphasized  visually  with  arches,  gateways 
and  other  architectural  devices  suggesting  the  character  and  qualities  of  the 
place.  The  entry  points  other  than  on  Market  Street  will  become  important 
in  evenings  and  weekends,  when  shopping  and  office  activity  wane  north  of 
Market.  During  work  days,  the  greatest  volume  of  inflow  will  come  from 
Market  Street.  A  main  north-south  route  was  required  by  the  RFQ  to  connect 
the  Moscone  Convention  Center  with  Market  Street  and  the  downtown  areas 
that  would  likely  appeal  to  its  users:  Union  Square  and  Grant  Avenue.  In 
design,  this  pedestrian  route  through  the  site  became  strong  and  imageable 
by  making  it  the  major  artery  through  a  series  of  exciting  and  beautiful  spaces. 
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MARKET  STREET:  GRID  CHANGE 

Along  the  north  edge  of  the  project  site  runs  Market  Street,  a  traditional 
social  boundary  in  the  city,  and  the  axis  on  which  the  city  grid  turns,  changing 
direction  and  character.  South  of  it  are  the  superblocks  defined  mainly  by 
heavy  traffic  routes,  and  north  are  the  smaller,  highly  defined  blocks  where 
lively  usage  patterns  give  character  and  well-used  pedestrian  routes  regularly 
penetrate  and  connect  the  uses.  The  termination  of  Grant  Avenue  in  the 
middle  of  the  Market  Street  edge  of  the  site  affords  an  opportunity  to  extend 
Grant  Avenue,  with  its  urban  sophistication  of  varieties  of  use  and  user  into 
the  Verba  Buena  Gardens  and  towards  the  Convention  Center.  In  massing 
the  buildings  on  Parcel  1,  it  was  a  major  consideration  to  make  the  buildings 
on  the  Market  Street  edge  of  the  site  respond  to  both  grids. 

NOISE  LEVELS 

The  streets  around  the  Verba  Buena  Gardens  are  among  the  noisiest  in  the 
city— though  comparable  to  certain  residential  blocks  on  Nob  Hill.  The  average 
peak  continuous  level  of  75  decibels  is  actually  higher  than  any  noise  expected 
to  be  produced  on  the  project  site  and  will  require  careful  placement  and 
design  of  hotel  and  housing.  While  special  studies  will  need  to  be  performed, 
we  have  already  begun  to  plan  mitigation  measures.  For  open  space  uses, 
the  basic  planning  principle  is  to  shield  outdoor  areas  from  adjacent  streets 
using  landscaping  and  intervening  buildings.  Buildings  can  be  used  as  a  sound 
barrier  since  it  is  considerably  easier  to  mitigate  noises  within  buildings  than 
to  do  so  for  outdoor  spaces.  The  use  of  access  ways  and  view  corridors  into 
the  Gardens  will  not  compromise  these  measures. 

To  a  certain  extent,  the  noise  level  in  the  streets  masks  noise  generated  on 
the  site,  but  there  will  still  be  some  noise  sources  that  may  be  objectionable, 
for  instance  music,  which  is  noticed  more  than  "white  noise"  from  traffic. 
We  are  particularly  concerned  about  the  impact  of  on-site  noise  on  housing 
in  the  area—including  the  housing  within  the  Gardens.  We  therefore  have 
placed  potential  sources  of  disturbing  noise  primarily  in  the  interior  of  the 
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Gardens,  and  the  same  planning  devices  which  help  shield  these  open  spaces 
from  street  noise  will  work  equally  well  in  shielding  the  neighborhood  from 
on-site  noise. 

CLIMATE  AND  ENERGY  STUDIES 

The  impact  of  San  Francisco's  weather  on  the  open  spaces  in  the  Gardens 
is  of  special  concern.  Our  gocd  is  to  create  spaces  within  the  Gardens  which 
are  usable  and  exceedingly  pleasant.  This  means  orienting  structures  to  capture 
sunshine  and  to  provide  shelter  from  prevailing  winds  (from  north  and  northwest) 
and  fog.  The  open  spaces  themselves  are  sited  so  that  they  are  sheltered 
by  buildings  and  landscaping,  without  being  too  shaded.  Besides  providing 
shelter,  the  buildings  also  offer  good  thermal  mass  to  buffer  weather  effects. 
A  significant  number  of  outdoor  areas—particularly  those  intended  for  restaurant 
and  retail  activities— will  be  designed  so  that  they  can  be  opened  to  the  sun, 
or  closed  on  days  that  are  windy  or  rainy.  Another  design  feature— included 
specifically  to  protect  against  weather  effects— is  the  use  of  glass  roofing 
to  give  protection  without  losing  the  feeling  of  openness. 

To  ensure  maximum  energy  conservation  and  efficiency  in  the  planning  and 
design  and  operation  of  the  Gardens,  we  are  making  studies  of  passive  and 
active  applications  of  solar  energy,  cogeneration,  and  several  other  possibilities. 

THE  EXPERIENCE  OF  THE  CITY 

A  strong  element  in  the  experience  of  the  city,  is  the. pedestrian's  subjective 
sense  of  scale.  In  downtown  San  Francisco's  complex  urban  fabric,  one  finds 
simultaneously  three  scales.  One  is  the  pedestrian  scale— one  or  two  levels 
of  shops.  Then  there  is  general  street  scale— about  150  feet  in  height  of  continuous 
facade  on  the  majority  of  buildings,  including  the  bases  of  many  taller  ones. 
Then  there  is  the  soaring  scale  of  the  towers  that  rise  from  those  bases.  Buildings 
in  downtown  San  Francisco  which  have  ackowledged  all  three  of  these  scales 
have  blended  successfully  into  the  environs  and  have  strengthened  the  complex 
esthetics  of  the  area.  This  is  a  goal  of  the  designs  for  Parcel  I.  Here  also 
the  relative  bulk  of  buildings  will  have  an  important  part  in  one's  experience 
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of  the  place.  In  the  case  of  large  structures,  bulk  will  be  mitigated  by  design 
measures  such  as  setbacks,  sculpturing,  texturing  of  surfaces  and  so  on. 

On  Parcels  2  and  3,  the  experience  of  the  Gardens  will  be  strongly  influenced 
by  the  planned  open  spaces  and  vistas.  These  correlate  well  with  the  dominant 
images  most  people  have  of  San  Francisco,  which  are  controlled  quite  as  much 
by  the  rolling  vistas  formed  by  the  spaces  between  buildings  and  by  views 
of  bay  and  bridges  as  it  is  by  buildings  and  people.  The  experience  will  also 
contain  vibrant  reminders  of  the  city's  past  through  the  preservation  of  St. 
Patrick's  church  and  the  restoration  of  the  Substation. 


IMAGERY 


The  commitment  of  very  large  portions  of  the  site  to  well-designed  open  spaces 
has  allowed  the  architects  and  landscape  architects  to  explore  many  varieties 
of  mood  and  setting  through  the  visual  imagery  of  their  designs.  It  is  important 
for  the  Gardens  to  have  this  range  of  imagery,  so  that  the  place  itself  becomes 
a  powerful  metaphor  for  the  function  it  is  to  fill  for  the  redevelopment  area: 
to  initiate  organic  growth,  change,  and  flowering  amid  structures  of  urban 
style,  sophistication  and  quality. 
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VI.  Parcel  One: 

Constants  and 
Vbiants 


I 


1 
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In  each  alternative,  the  main  entrance  to  the  Gardens  is  established  on  the 
site's  Market  Street  frontage  by  two  highrise  buildings,  both  stepped  to  admit 
light  and  air  movement,  and  both  set  back  to  create  the  plaza-like  Market 
Street  Court.  They  hold  between  them  the  covered  Grant  Avenue  Concourse 
which  receives  the  flow  of  visitors  through  the  Court  on  Market  Street.  These 
elements,  because  of  their  location  and  the  prominence  of  the  towers,  are 
the  single  most  visible  part  of  the  development.  We  have  prepared  a  series 
of  three  design  variants  for  this  main  entrance.  Each  of  the  variants  is  compatible 
with  any  of  the  three  alternative  designs  for  the  project. 

In  all  cases,  the  arrangement  of  towers  and  Court  is  somewhat  asymmetrical, 
the  right  tower  (viewed  from  Market  Street)  being  set  back  to  some  degree 
to  allow  sun  penetration.  The  asymmetry  of  the  arrangement  balances  the 
unusual  angle  of  conjunction  of  Grant  Avenue  with  this  block  of  Market. 
In  each  variant,  however,  there  are  differences  in  the  shape  of  each  tower, 
the  size  and  shape  of  the  Court,  and  the  treatment  of  the  Concourse  roof. 
It  should  be  noted  that  the  variant  designs  are  concerned  with  massing,  not 
with  details  of  cladding  materials  or  facade  designs. 

In  the  Forecourt  scheme,  the  left  tower  is  squarish  in  plan  view;  the  right 
has  the  same  plan  but  with  a  vertical  quarter-section  removed,  to  create 
the  two  wings  of  an  "L".  Both  towers  present  smooth,  plane  surfaces  towards 
Market  Street,  the  edges  of  their  silhouettes  varied  with  a  double  set-back 
towards  the  top.  The  same  set-backs  also  slim  the  bulk  of  the  structures. 
The  right  tower  presents  the  open  angle  of  its  L-shape  towards  the  interior 
of  the  site,  suggesting  a  firm,  right-angled  boundary  for  that  corner  of  the 
site  and  providing  a  more  variegated  backdrop  for  the  scene  around  St.  Patrick's 
Church.  An  underlying  concept  of  all  the  schemes  is  the  continuation  of  the 
mean  height  of  the  present  buildings  on  Market  Street  into  the  podium  bases 
of  the  towers,  so  that  the  taller  structures  translate  in  scale  to  the  shorter 
ones.  Since  the  towers  provide  a  backdrop  for  the  older  buildings  on  St.  Patrick's 
Square,  this  sense  of  scale  was  particularly  important  on  the  sides  of  the  towers 
which  face  south  into  the  interior  of  the  project.  The  change  in  scale  was 
reinforced  there  by  the  degrees  of  stepping  introduced. 


The  Forecourt  Tower  Variant. 


The  Portal  Tower  Variant. 


The  Plaza  Tower  Variant. 


55 


The  Court  between  the  towers  is  irregular  in  shape  with  an  overhanging  upper 
story  supported  by  widely  spaced  columns.  A  central  fountain  or  water  sculpture 
(in  all  schemes)  provides  a  focus  for  the  end  of  Grant  Avenue.  The  Concourse, 
in  this  scheme,  is  partly  covered  by  the  five  story  podium  which  surrounds 
the  court.  The  southerly  half  of  the  Concourse  is  covered  by  a  glazed  roof 
structure. 

In  the  Portal  scheme,  the  left  tower  is  shaped  like  a  cross  in  plan,  while  the 
right  tower  takes  the  two  arms  of  the  cross  (as  it  were)  and  makes  them  parallel 
and  adjacent,  the  left  arm  slipping  back  a  little  towards  the  interior  of  the 
site.  The  vertical  faces  presented  towards  Market  Street  are  narrow,  and 
varied  with  glassed,  quarter-circle  sun  rooms  tucked  between  the  right-angled 
columns  of  the  cross-arms.  The  sun  rooms  echo  the  curve  of  the  semicircular, 
many-columned  arcade  that  edges  the  Court.  The  arcade  in  this  scheme  suggests 
a  Neoclassical  formality,  which  is  reinforced  by  the  columnar  lines  of  the 
tower  facades.  The  crescent  curve  of  the  arcade  accommodates  the  unusual 
angle  of  entry  of  Grant  into  Market  (since  a  curve  relates  to  any  angle)  and 
provides  a  most  satisfactory  resolution  of  the  two  city  grids.  Another  particular 
strength  of  this  scheme  is  the  well-resolved  scaling  of  heights  between  the 
towers  and  the  lower  existing  buildings,  which  is  accomplished  through  the 
strengthening  of  the  lines  of  the  towers'  podium  bases.  The  Concourse  in 
this  scheme  has  a  vaulted,  glassed-in  roof. 

In  the  Plaza  scheme—so  named  because  it  has  the  largest  open  area  of  the 
three  versions- -the  entry  way  is  square,  and  the  design  of  the  towers  rectilinear. 
Set-backs  in  the  rising  walls  of  both  towers  are  more  frequent,  and  the  narrow, 
parallel  faces  presented  towards  both  Market  Street  and  the  interior  of  the 
site  are  stepped  both  vertically  and  horizontally  into  many  planes,  giving 
an  interesting  faceted  appearance  to  the  towers.  An  important  feature  of 
this  scheme  is  its  openness- -both  the  openness  of  the  Market  Street  Court 
and  the  greater  distance  between  the  towers. 

The  right-hand  tower  is  L-shaped  again,  but  now  with  the  angle  of  the  L  turned 
toward  the  companion  tower  and  one  'leg'  of  the  L  defining  the  site  boundary 
on  Fourth  Street.  The  set  back  and  orientation  of  the  hotel  tower  in  this 
scheme  allocs  maximum  sunlight  penetration.  The  lower  part  of  the  L's  interior 
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The  view  down  Grant  Avenue  to  Verba 
Buena  Gardens  focuses  on  the  fountain 
in  the  forecourt-like  entrance. 
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The  Concourse—with  glass  roof  lines 
matched  here  to  the  Plaza  Tower  variant — 
provides  a  pleasant  airy  setting  for  shopping, 
browsing,  chatting  and  cafe-sitting. 
There  are  entry  points  to  the  Concourse 
from  the  Market  Street  Court,  from 
the  hotel  lobby  and  the  department  store. 
It  provides  exits  on  two  levels  to  St. 
Patrick's  Square  and  to  the  interior  of 
the  Gardens. 
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St.  Patrick's  Square  is  the  major  open 
space  on  Parcel  1.  Set  against  modern 
skyscrapers,  the  square  suggests  an  older 
urban  way  of  life:  the  market  plaza 
around  the  church,  where  friends  meet, 
and  sit  or  walk  and  talk,  as  well  as  shopping 
for  specialties  and  daily  staples. 


59 


angle  is  filled  with  a  lower,  L-shaped  elevator  core  faced  with  angled  shafts 
that  provide  a  focus  for  the  line  of  view  from  Grant  Avenue.  The  skylight 
roof  on  this  structure  creates  a  light-filtering  atrium  for  the  hotel.  The  roof 
of  the  Concourse  in  this  scheme  is  also  of  glass,  of  many  planes  and  angles. 

In  the  alternative  schemes  described  in  later  sections,  the  Court  scheme  is 
used  as  a  representative  of  these  three  variants.  Either  of  the  other  two 
might  be  substituted. 

While  the  tower  schemes  are  variants  in  all  alternatives,  other  elements  of 
Parcel  1  are  constant.  The  Concourse,  which  leads  from  the  Court  into  the 
interior  of  the  site,  is  in  principle  the  same  in  all  alternatives  except  for  modi- 
fications of  the  roof  lines  to  conform  to  the  different  tower  schemes.  This 
galleria  (described  in  Section  IV)  is  glass-roofed  (in  part)  and  leads  pedestrian 
traffic  to  enter  the  St.  Patrick's  Square  from  behind  the  church.  St.  Patrick's 
Square  (also  described  in  Section  IV)  similarly  remains  much  the  same  in  all 
alternatives,  though  its  extension  south  of  Mission  Street  differs  strongly 
in  the  different  alternatives.  These  modifications  are  noted  in  the  presentations 
of  each  alternative. 

Another  constant  on  Parcel  1  is  the  three-level  department  store  with  entrances 
both  on  Fourth  Street  and  from  the  Concourse.  A  hotel,  built  above  and  around 
the  department  store,  lies  on  the  southwest  corner  of  Parcel  1  in  all  alternatives, 
with  underground  connections  to  banquet  and  meeting  facilities  below  grade 
on  the  northwest  corner  of  Parcel  2. 


VII.  The  Terraces 
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This  design  concept  is  named  for  the  unique,  fan-shaped  terraced  garden  which 

sweeps  over  five  multi-level  acres  of  Parcel  2,  contrasting  with  the  bold, 

straight  line  of  the  adjacent  major  structure,  the  Galleria.  The  concept  of 

The  Terraces  is  characterized  by  such  deliberate  interplays  of  opposites,  sometimes 

in  playful  juxtaposition,  sometimes  in  dramatic  contrast.  The  design  plays 

off  buildings  against  open  spaces,  introverted  places  against  broad,  sunny 

expanses,  hard  surfaces  against  soft,  symmetry  against  asymmetry. 

As  in  all  the  alternatives,  the  dominant  image  of  this  scheme  is  created  by 
the  treatment  of  Parcel  2~the  largest  of  the"  three  parcels,  the  most  open, 
and  therefore  the  one  which  affords  most  flexibility  to  the  designer.  Parcel 
2  is  divided  obliquely  by  the  grand,  glass-roofed  Galleria,  a  major  indoor  public 
space  that  is  also  one  of  the  two  major  pedestrian  ways  through  the  parcel. 
The  Galleria  houses  primarily  cultural  spaces  such  as  studio  and  exhibit  halls, 
multipurpose  spaces,  children's  play  areas,  performance  spaces  and  theaters, 
as  well  as  cafes  and  shops.  The  Galleria  gives  an  unusually  high  level  of  exposure 
to  the  cultural  activities  of  the  Gardens,  by  mixing  them  with  retail  spaces, 
restaurants  and  cafes  and  providing  access  both  from  the  Galleria  itself  and 
from  outdoor  terraces,  which  become  an  extension  of  the  cultural  spaces. 
The  cultural  spaces  actually  are  the  indispensible  bonding  element  that  holds 
retail,  entertainment  and  recreational  (garden)  spaces  together. 

The  three  levels  of  floorspace  along  this  grand  walkway  all  lead  out,  through 
the  cultural  and  retail  spaces,  on  to  the  terraces  that  eddy  down  from  the 
Galleria's  south  flank  to  the  amphitheater  in  the  southwest  corner  of  the  block. 
These  broad  terraces  constitute  the  Festival  Plaza.  For  a  large  concert,  this 
entire  terrace  area  could  be  used  as  an  enormous  outdoor  forum,  or  it  could 
be  used  as  an  outdoor  stage  for  a  participatory  festival  such  as  the  Renais- 
sance Fair,  accommodating  up  to  3,000  people.  Normally,  however,  its  changes 
in  elevation  and  plantings  tend  to  subtly  segregate  the  grand  expanse  into 
smaller  spaces  for  strolling,  picnicing,  playing  guitar,  throwing  frisbee,  reading, 
or  simply  people  watching.  The  higher  terraces,  which  flank  the  cultural 
activities,  are  delicately  landscaped  and  in  some  cases  occupied  by  glazed 
pavilions,  colonnaded  lobbies,  outdoor  cafes  and  attractive  fountains.  Through 
these  upper  terraces  ascends  a  long  series  of  steps,  eased  by  broad  platforms 
from  which  one  can  look  back  over  the  terraces  or  forward  to  the  multiform 
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The  Terraces 
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The  Galleria  offers  a  great  variety  of 
shops,  cultural  events  and  spaces--including 
studios,  exhibits,  and  galleries--as  well 
as  cafes  and  exciting  views,  indoor  and 
out. 


64 


The  Festival  Plaza,  with  the  cultural 
complex  on  the  left,  offers  a  varied  scene 
of  garden  forms  and  people  at  pleasure, 
an  invitation  to  leisurely  observation 
or  exploration  or  participation.  The 
dome  of  the  Specialty  Theater  appears 
behind  the  waving  flags  at  the  entrance 
to  the  Moscone  Convention  Center. 
In  the  amphitheater,  to  the  right,  a  musical 
group  adds  sound  to  the  visual  delights. 
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The  portal  to  the  Festival  Plaza  from 
Mission  Street  is  dramatized  by  shallow 
cascades  of  water  flowing  from  the  elegant 
fountain  at  the  top  of  the  street-like 
staircase.  The  broad  walkway,  softened 
with  plantings,  anticipates  the  expansiveness 
of  the  Festival  Plaza. 
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St.  Patrick's  Church  (right)  faces  across 
Mission  Street  to  the  arcade  containing 
the  portal  to  the  Festival  Plaza  (behind 
fountain)  and  the  entrance  stairs  to  the 
Galleria. 
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buildings  and  slopes  of  the  cultural  complex  itself.  The  southern  portion  of 
this  complex  (second  and  third  levels),  will  house  the  special  museum  called 
the  Greenhouse  and  will  connect  with  the  Children's  Play  Court,  which  lies 
between  the  museum  and  Howard,  where  the  exuberance  of  the  children  will 
not  conflict  with  less  active  pursuits. 

The  amphitheater  which  curls  into  the  southwest  corner  is  landscaped  into 
grassy  benches  and  is  protected  from  wind  by  trees;  when  it  is  not  in  use  it 
will  look  like  a  part  of  the  rolling  lawn.  It  can  stage  small  dance  or  concert 
performances,  folk  singers,  mimes,  or  small  jazz  groups. 

Along  Fourth  Street,  the  Festival  Plaza  incorporates  a  small,  sunny  street- 
oriented  plaza  and  next  to  it,  toward  the  interior,  is  the  Children's  Garden, 
the  quieter  of  the  two  children's  areas.  Up  through  the  center  line  of  the 
fan  of  terraces  rises  the  grand,  broad,  shallow-stepped  stairway  that  leads 
through  a  striking  portal  to  the  south  edge  of  St.  Patrick's  Square.  The  fountain 
at  the  center  of  the  topmost  terrace  sends  a  rippling  stream,  sounding,  in 
shallow  cascades  down  the  center  of  the  stairway. 

On  the  other  side  of  the  Galleria,  after  a  sharp  drop  off,  emphasizing  the 

change  in  function,  lies  the  Small  Event  Garden  (towards  Howard)  and  the 

Contemplative  Garden  (towards  Mission).  The  latter  lays  an  area  of  quiet 

and  repose,  green  with  arbors  and  murmuring  with  gentle  brooks  and  pools, 

between  the  activity  of  the  Festival  Plaza,  in  the  "with  housing"  variant, 

and  the  5-story  condominiums  that  edge  the  Third  Street  perimeter.  There 

is  access  to  these  gardens  from  the  surrounding  streets,  and  (through  the  Galleria) 

from  the  Festival  Plaza.  From  the  northeast  corner  of  the  parcel,  the  housing 

continues  along  Mission  Street  above  the  Ice  Garden  into  the  upper  stories 

of  the  semi-circular  retail  building  which  prominently  defines  the  lower  boundary 

of  St.  Patrick's  Square.  These  most  urban  of  residences  look  out  over  the 

activity  of  the  Square  to  the  historic  buildings  and  the  city  skyscape  of  the 

towers. 

The  main  open  space  of  Parcel  I  is,  of  course,  St.  Patrick's  Square  whose 
rather  formal  treatment  contrasts  with  the  almost  Gothic  romanticism  of 
Parcel  2,  which  is  characteristically  full  of  surprises,-  discoveries  and  hidden 
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delights,  like  Alexander  Pope's  grotto  at  Twickenham.  However,  though  one 
is  formal  and  linear  while  the  other  is  informal  and  wavelike,  they  share  an 
asymmetry,  which  allows  a  complementary  match  of  the  two  parcels  across 
Mission  Street. 

Parcel  3  offers  yet  another  different  approach,  being  very  symmetrical  in 
plan,  with  a  rectangular  building  (the  Cinema  Center  and  the  San  Francisco 
Pavilion)  on  each  side  of  the  domed  Specialty  Theater.  The  dome  of  the  theater 
provides  a  focal  point  for  the  lighting  effects  that  are  a  part  of  the  concept 
of  this  block  as  a  special  nighttime  place.  Galleries  and  walkways  connect 
these  main  centers,  and  give  access  to  patios,  restaurants  and  cabarets  and 
the  softly  lit  walks  of  the  Starlight  Garden. 

Whereas  both  The  Esplanade  and  The  Square  respond  to  the  surrounding  city 
fabric  in  a  direct  way.  The  Terraces  diverts  the  extensions  of  existing  east- 
west  streets  diagonally  in  some  cases.  Along  Third  Street  openings  (corresponding 
to  Minna  Street  and  other  smaller  openings)  punctuate  the  60-foot-high  buildings 
with  internal  entrance  courts  for  each  building.  This  articulated  housing, 
with  stores  at  street  level,  restores  the  spatial  qualities  of  the  street  as  an 
inviting  place  for  pedestrians.  Street  edges  on  Howard  and  Fourth  Streets 
also  are  created  to  reinforce  the  existing  urban  pattern.  On  the  north  side 
of  Mission,  the  hotel  and  housing  with  their  grade  level  shops  establish  the 
street  edge  up  to  St.  Patrick's  Square.  On  the  south  side,  the  street  edge 
is  completed  by  the  Health  Club  and  housing,  which  are  continuous  with  the 
crescent-shaped  arcade  which  completes  St.  Patrick's  Square.  In  contrast 
with  these  more  traditional,  tight-edged  streetscapes,  the  interior  of  the 
central  block  is  open  and  meandering,  and,  in  its  strong  contrasts,  sometimes 
theatrical. 

The  Terrace's  concept  responds  well  to  the  climatic  conditions  of  San  Francisco. 
The  Galleria  and  arcades  provide  protected  walkways  across  and  around  the 
edges  of  the  site.  The  terraced  Festival  Plaza  faces  south,  while  the  outdoor 
amphitheater  is  protected  from  the  winds  by  encircling  trees.  Outdoor  cafe 
spaces  in  the  Starlight  Garden  orient  towards  the  sun  and  are  protected  by 
glazed  canopies  or  trellises. 
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At  nighttime,  the  Cinema  Center  on 
Parcel  3  becomes  the  main  focus  of  activity, 
with  premieres,  cabarets,  and  dinner 
restaurants,  and  airy  galleries  and  terraces 
from  which  to  view  the  social  scene. 
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1  Ice  Garden 

2  Contemplative  Garden 

3  Small  Event  Garden 
*  Theater 

The  Terraces  Parcel  2  without  housing. 
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If  no  housing  is  placed  on  Parcel  2,  the  Contemplative  Garden  and  the  Small 
Event  Garden  are  extended  east  to  Third  Street,  basically  as  one  type  of  land- 
scaping, but  with  kiosks,  gazebos  and  small  performance  areas  in  the  latter. 
If  the  gardens  are  thus  extended,  design  measures  such  as  a  perimeter  wall, 
landscaping  and  trees  will  be  required  along  Third  Street  to  mitigate  traffic 
noise.  To  the  north,  on  the  corner  of  the  block,  an  additional  structure  houses 
the  Ice  Garden,  with  a  large  greenhouse  roof  to  provide  filtered  skylighting. 
To  the  south,  a  separate  theater  building,  similar  to  that  shown  in  the  Esplanade 
alternative,  is  added.  The  lobby  of  this  building  not  only  leads  to  the  theater, 
but  also  connects  to  the  Small  Event  Garden  and  the  Galleria,  providing  good 
connections  among  these  related  uses. 


VIIL  TTie  Squard 
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While  the  other  concepts  use  strong  landscaping  devices  (such  as  terracing) 
to  define  spaces  in  the  terrain,  the  Square  defines  its  garden  spaces  by  relying 
more  on  architectural  elements.  St.  Patrick's  Square  in  all  alternatives  is 
defined  by  buildings;  in  The  Square,  the  other  individual  gardens  are  not  each 
so  clearly  defined.  In  this  case,  the  Festival  Plaza  and  the  Contemplative 
Garden  are  actually  a  very  large  and  handsome  square  (hence  the  name  of 
this  scheme)  formed  by  buildings  containing  cultural,  retail,  and  entertainment 
uses.  Other  gardens  such  as  the  Children's  Play  Court  are  within  clearly  defined 
courtyards. 

Besides  the  buildings  themselves,  architectural  elements  such  as  colonnades 
and  portals  also  serve  to  define  major  spaces.  A  series  of  portals  is  used  to 
strongly  define  the  sequence  of  spaces  along  the  100-foot-wide,  hard-surfaced 
Promenade,  which  leads  in  a  straight  line  from  the  Concourse,  through  St. 
Patrick's  Square,  through  the  Festival  Plaza  and  ultimately  to  the  roof  of 
the  Convention  Center.  This  boulevard,  like  the  Tuilleries  in  Paris,  is  edged 
with  trees.  The  Promenade  is  enclosed  on  one  side  with  buildings,  and  on 
the  other  by  the  sequence  of  well-defined  gardens.  Activities  in  the  buildings 
display  themselves  in  a  straighforward  manner,  and  they  can  move  outside 
with  ease,  either  inward  toward  the  gardens  or  outward  toward  the  street 
edges. 

The  strength  of  this  concept  is  its  clarity  in  orienting  pedestrians  to  the  various 
activities.  From  Market  Street  one  can  look  down  through  the  portals  of 
the  Promenade  all  the  way  to  the  Convention  Center  roof.  Unlike  the  other 
two  concepts,  in  The  Square  there  is  only  one  bridge  across  to  the  Convention 
Center  roof,  reinforcing  the  predominance  of  the  singleloaded  walkway  as 
the  main  route,  and  ensuring  that  it  will  be  active  night  and  day.  The  dome 
of  the  Specialty  Theater  is  aligned  exactly  with  the  walkway,  and  is  not  in 
a  central  position  in  The  Starlight  Garden  as  in  the  other  alternatives. 

The  Square  also  responds  most  directly  to  the  existing  small  scale  street  grid 
pattern.  The  grid  helps  structure  the  major  open  spaces  dominating  Parcel 
2,  and  suggests  likely  gateways  through  the  structures  fronting  on  Mission, 
Third  and  Fourth  Streets.  Minna  Street,  for  example,  suggested  the  opening 
into  the  Contemplative  Garden  through  the  70-foot  high  U-shaped  housing 
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The  Square. 
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A  light  and  airy  gateway  on  Mission  marks 
the  promenade  entrance  to  Parcel  2  and 
the  Festival  Plaza.  Across  the  street 
from  St.  Patrick's  Square  (left)  are  small 
shops  (lower  levels)  and  condominiums 
(upper  levels). 


76 


Parallel  to  the  arches  of  the  promenade, 
a  wide,  glass-roofed  bridge  runs  across 
Howard  to  connect  the  Moscone  Convention 
Center  (right)  and  the  gardens  and  entertain- 
ment centers  on  its  roof  with  the  upper 
levels  of  the  Cultural  Complex  and  Festival 
Plaza  on  Parcel  2. 
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buildings  that,  in  the  "with  housing"  variant,  line  Third  Street,  and  on  across 
Parcel  2  as  a  paved  walkway  to  the  continuation  of  Minna  at  Fourth. 

This  type  of  response  to  the  existing  grid  and  usage  pattern  makes  The  Square 
in  a  sense  the  most  urban  of  the  three  alternatives.  Building  walls  along  the 
perimeter  are  penetrated  and  diversified  with  colonnaded  openings  to  the 
small  courtyard  gardens  (the  Children's  Garden,  the  Play  Court,  the  Ice  Garden) 
and  to  the  Festival  Plaza.  Located  along  the  street  edges  are  activities  attractive 
to  pedestrians:  neighborhood  retail  along  Third  and  Fourth  Streets;  entrances 
to  the  large  theater,  galleries,  studios  and  exhibition  spaces  along  Howard 
Street;  skating  rink,  health  club,  department  store,  restaurants  and  food  markets 
along  Mission  Street. 

The  Festival  Plaza  in  this  alternative  is  also  the  most  urban  of  the  three  versions. 
Next  to  the  promenade  is  a  wall  fountain,  in  which  water  spurts  and  cascades 
over  and  around  the  wall-like  structures,  somewhat  as  in  the  Plaza  fountain 
in  Portland,  Oregon,  also  designed  by  Halprin.  The  water  flows  to  the  pond, 
surrounding  a  rectangular  performance  area  which  is  the  largest  of  several 
"islands".  From  the  pond,  grassy  terraces  step  up  gradually  to  serve  either 
as  seating  or  as  an  agreeably  rolling  lawn.  On  three  sides  of  the  Plaza,  the 
upper  terraces  form  a  boulevard  bordered  with  cafes  and  seating,  shops  and 
studios  where  shoppers  and  passersby  can  be  casual  spectators  or  can  sit  and 
become  part  of  a  formal  audience. 

These  formal  qualities  of  the  Plaza  contrast  with  the  Contemplative  Garden, 
in  which  the  pond  waters,  after  passing  under  a  bridge,  flow  in  more  naturalistic, 
irregular  bays  amid  quiet,  heavy  plantings.  The  remainder  of  the  open  space 
on  Parcel  2  also  is  less  geometric  than  the  Plaza,  and  more  resembles  a  landscaped 
city  park,  such  as  Golden  Gate  Park,  where  one  goes  to  lie  or  sit  on  the  grass, 
read,  throw  frisbee,  picnic  from  a  basket  or  engage  in  whatever  unstructured 
activity  one  pleases.  This  meadow  will  also  be  punctuated  at  its  edges  by 
hard-paved  surfaces,  sitting  areas  and  gardens.  The  lower  half  acre  of  the 
meadow  will  constitute  the  Children's  Garden.  The  area  is  screened  from 
Howard  Street  by  indoor  cultural  activities,  workshops  and  studios.  This  meadow 
is  differentiated  by  strong  planting  and  grade  changes  from  the  Small  Event 
Garden,  which  has  access  from  Howard  Street. 
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Well  separated  from  these  quiet  areas,  on  the  west  side  of  Parcel  2  are  the 
active  Play  Garden  and  the  day  care  center,  located  in  the  courtyard  of  the 
Greenhouse,  which  faces  on  to  Fourth  Street.  Wrapping  around  the  Play  Garden 
on  Fourth  and  Mission  are  the  facilities  of  the  Cultural  Complex,  this  time 
housed  above  ground,  all  in  one  large  structure.  Small,  sunny,  street-oriented 
spaces  with  seating  and  shade  trees  lie  close  to  the  intersection  of  Fourth 
and  Howard  and  also  straddle  a  pedestrian  route  between  Fourth  Street  and 
the  Festival  Garden,  close  to  the  children's  play  area. 

St.  Patrick's  Square  in  this  alternative  is  less  strongly  defined  on  its  southern 
edge  than  in  the  Terraces.  Its  geometry  is  more  regular  than  in  other  alternatives, 
and  therefore  the  church  itself  sits  more  asymmetrically  within  the  space. 
Yet  the  major  elements,  connections  and  uses  remain  the  same,  with  the  space 
south  of  Mission  strongly  defined  by  retail  uses. 

On  Parcel  I's  Mission/Fourth  corner,  there  is  the  hotel  building,  which  wraps 
around  the  3-level  department  store.  In  this  alternative,  however,  the  ice 
rink  and  the  health  club  are  moved  to  the  facing  corner  of  Parcel  2,  where 
they  lie  over  the  underground  meeting  and  banquet  facilities.  Moving  along 
Mission  Street,  the  south  boundary  of  the  Market  Square,  we  find  two  levels 
of  retail  stores,  restaurants,  bars,  cafes  and  a  cabaret  theater.  The  second 
level  is  connected  by  a  glass-covered  pedestrian  way  to  the  piazza  east  of 
the  church.  On  top  of  the  retail  stores  are  four  levels  of  housing. 

Parcel  3  in  this  alternative  becomes  asymmetrical,  with  both  the  San  Francisco 
Pavilion  and  the  Cinema  Center  housed  in  one  large,  L-shaped  structure,  massed 
towards  the  southwest  of  the  parcel.  This  arrangement  is  supported  by  the 
same  type  of  galleries,  cafes,  restaurants  and  retail  stores  as  in  Parcel  3  of 
the  Terraces.  The  Starlight  Garden  consists  of  a  large,  rolling  meadow-like 
open  space  on  the  southern  and  eastern  area  of  the  parcel,  with  an  ornamental 
reflecting  pool  as  a  major  feature.  Terraces  which  overlook  the  garden  will 
accommodate  restaurants,  cafes,  night  entertainment  and  dancing  under  the 
stars.  The  open  space  is  strongly  dominant,  with  the  perimeter  left  relatively 
flat,  with  strong  definition  by  planting.  The  domed  Specialty  Theater  still 
dominates  the  landscape  of  Parcel  3,  though  not  from  the  same  central  location 
as  in  the  other  alternatives. 
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The  promenade  down  the  west  side  of 

the  Festival  Plaza  is  marked  by  a  series 

of  graceful  arches,  which  frame  the  distant 

dome  of  the  Specialty  Theater.  The 

periphery  of  the  Festival  Plaza  teems 

with  small  activities,  from  pottery  sales 

to  ticketing  to  chess  games,  while  at 

the  focus  of  the  Plaza,  a  troupe  of  performers 

play  on  the  island  stage.  The  buildings 

of  the  Cultural  Complex  line  the  far 

side  of  the  Plaza,  also  spilling  their  activities 

into  this  central  garden  square. 
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The  nightlife  around  the  portions  of  Parcel 
3  can  be  exuberant,  for  those  who  wish 
it,  or  as  romantic  as  a  boatride  on  a  lapping 
lake. 
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1  Children's  Garden 

2  Smadl  Event  Garden 

3  Contemplative  Garden 

The  Square  Parcel  2  without  housing. 
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Major  routes  through  The  Square. 
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If  the  housing  were  eliminated  from  Block  2,  that  land  on  the  east  side  would 
become  additional  open  space,  and  the  north-south  walkway  would  be  eliminated. 
An  additional  consequence  of  removing  the  housing  would  be  to  convert  the 
three  levels  of  housing  on  Mission  to  cultural  uses.  Some  cultural  uses  are 
moved  on  to  the  eastern  corners. 
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e  Esplanade 
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This  alternative  takes  its  name  from  the  configuration  of  the  Festival  Plaza 
which  rolls  as  a  broad  esplanade  from  the  front  steps  of  St.  Patrick's  Church 
and  the  edge  of  Mission  all  the  way  along  the  north-south  axis  of  Parcel  2, 
rising  by  a  series  of  shallow  elevations  to  a  formal  raised  terrace,  which  is 
the  stage  for  an  elaborate  fountain.  At  the  end  of  the  vista,  like  a  backdrop, 
is  the  dome  over  the  Specialty  Theater  on  Parcel  3. 

The  Festival  Plaza  is  dramatic  in  scale—more  than  250  feet  wide— and  will 
contain  many  different  uses  and  activities.  The  edges  focus  on  the  retail 
functions  occupying  at-grade  spaces  below  the  housing  in  the  U-shaped  buildings 
that  define  the  Mission  street  corners  of  Parcel  2.  Since  the  esplanade  has 
a  gentle  slope,  it  can  function  as  an  amphitheater.  The  grand  fountain,  inspired 
by  the  great  Baroque  fountains  in  Europe,  is  in  itself  (in  Halprin's  words)  "a 
big  crashing  event,"  with  runnels  and  cascades  and  perhaps  grottos  to  walk 
through  under  the  water.  The  fountain  itself  is  an  experience,  or  rather  many 
experiences,  since  its  cascading  waters  eventually  run  into  quiet  pools  that 
nest  in  small  plazas.    Quieter  areas  of  the  esplanade  will  be  provided  with 
lawns  and  bosques  of  trees,  with  locations  for  sculpture,  kiosks  and  other 
features.  Benches  and  plantings  will  invite  one  to  sit  and  enjoy. 

The  terrace  which  houses  the  grand  fountain  is  actually  a  sort  of  roof  garden. 
It  overlies  spaces  to  be  used  for  cultural  activities,  and  extends  laterally  to 
connect  to  a  three-storey  complex  of  buildings  at  the  corner  of  Howard  and 
Third,  intended  for  theatrical  and  administrative  facilities  for  the  cultural 
program.  A  complementary  structure,  on  the  opposite  corner  of  Parcel  2, 
also  joined  to  the  terrace,  accommodates  the  Ice  Garden  on  the  lower  storey 
and  the  health  club  above,  with  some  retail  functions,  mostly  food-related, 
around  the  edges.  The  raised  terrace  provides  views  to  the  Convention  Center, 
to  St.  Patrick's  and  to  the  downtown  beyond,  and  is  a  strong  visual  terminus 
to  the  esplanade.  It  provides  good  exposure  for  cultural  activities  internally 
to  the  Gardens  and  externally  to  the  streets,  and  allows  a  good  juxtaposition 
with  supporting  retail  functions. 
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The  Esplanade. 
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The  esplande  rolls  in  one  grand  sweep 
from  St.  Patrick's  Square  at  Mission  (lower 
left)  to  the  grand  fountain  atop  the  raised 
terrace,  which  bounds  the  esplanade 
and  joins  two  major  cultural  and  entertain- 
ment facilities,  with  workshops  and  other 
spaces.  The  dome  of  the  Specialty  Theater 
rises  in  the  distance.  Subareas  of  the 
esplanade  offer  many  opportunities  for 
different  activities,  from  hot  air  ballooning 
to  performing  arts,  and  there  are  ample 
benches  for  spectating,  or  resting  between 
adventures  into  the  shopping  areas. 


88 


The  terraces  outside  the  Ice  Garden  overlook 
the  grand  fountain  at  the  base  of  the 
esplanade,  and  face  the  Cultural  Complex 
across  the  broad,  raised  terrace.  The 
outdoor  cafe  is  a  fine  vantage  point  for 
an  overview  of  the  esplanade's  activities, 
and  the  small,  pavilion-like  galleries 
where  artists  display  their  work.  To 
the  right,  the  glass-roofed  bridge  leads 
off  towards  the  Convention  Center. 
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From  another  cafe  on  the  terrace  of 
the  Cultural  Complex,  you  can  look  back 
over  the  Festival  Plaza  to  S:.  Patrick's 
and  the  downtown  skyline. 
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The  main  route  from  Mission  Street  to  the  Convention  Center  is,  as  in  The 
Square,  the  tree-lined  promenade,  which  again  has  buildings  with  cultural 
and  retail  activities  on  one  side  and  open-space  recreational  activities  and 
entertainment  on  the  other. 

The  smaller  gardens  of  Parcel  2  have  the  feeling  of  courtyards,  being  defined 
on  two  sides,  or  even  three,  by  structures.  They  are  more  distinctively  an 
articulated  series  of  spaces  than  in  The  Square,  where  they  tend  more  to  merge 
into  one  big  space.  The  Contemplative  Garden  is  located  at  the  corner  of 
Fourth  and  Mission  and  is  surrounded  on  three  sides  by  restaurants,  galleries 
and  cafes,  above  which  will  be  four  floors  of  housing.  The  surroundings  make 
the  garden's  perimeter  more  active  than  in  other  schemes,  but  the  contours 
of  the  landscaping  ensure  a  quiet,  reposeful  center.  The  garden  can  be  seen 
and  reached  on  foot  from  the  Festival  Plaza  and  from  Fourth  Street.  Along 
Fourth  Street  is  an  area  for  sitting  and  conversation,  for  enjoying  sunlight 
and  shade.  Between  this  area  and  the  Festival  Plaza  are  the  Play  Court  and 
the  Greenhouse,  which  in  this  version  has  a  large  expanse  of  greenhouse  roof, 
to  support  an  indoor /outdoor  environment. 

Towards  the  Third  Street  side  of  the  block  are  the  more  active  areas.  They 
include  the  Children's  Garden,  next  to  the  theater  complex,  and,  strongly 
defined  by  retail  and  housing  structures,  the  Small  Event  Garden.  In  this 
alternative,  the  Small  Event  Garden  must  have  many  personalities,  as  it  must 
respond  to  many  different  kinds  of  activity,  yet  still  provide  the  opportunity 
for  occasional  small-space  events.  The  garden  will  be  linked  to  Third  Street 
via  the  Minna  right-of-way  that  penetrates  the  housing  and  retail  structure. 
There  will  be  similar  at-grade  links  to  Mission  Street  and  to  the  major  Festival 
Garden.  As  these  linkages  occur  in  each  case  as  penetration  through  buildings, 
they  can  be  regarded  as  gateways  and  will  be  so  treated  in  detailed  design. 
The  garden  must  in  turn  respond  to  the  retail  activities  defining  it  at  ground 
level  on  three  sides,  and  to  the  children's  areas  that  occur  on  the  fourth  side. 
In  general,  the  garden  will  be  a  soft  landscape  of  lawn  and  heavy  planting 
with  trees  and  shrubs  defining  smaller  spaces  within  it.  However,  the  garden 
will  have  its  hard  edges  where  it  blends  with  retail  arcades,  and  will  be  traversed 
by  pathways  linking  the  gateways  described  above.  It  will  also  have  some 
paved  activity  areas. 
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The  Small  Event  Garden  uses  plantings 
and  paving  to  define  small  areas  for  perfor- 
mances by  puppet  theaters,  mimes  and 
musicians  or  any  artists  who  like  to  work 
with  and  talk  to  small  audiences. 
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The  open  bridge  from  the  upper  level 
of  the  Convention  Center  is  wide  enough 
to  permit  cafe  and  bench  seating  and 
pushcart  vendors,  and  space  for  leisurely 
strolling,  skyline  viewing  and  watching 
other  San  Franciscans  at  leisure. 
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1  Ice  Garden 

2  Contemplative  Garden 

3  Small  Event  Garden 
*  Theater 

The  Esplanade  Parcel  2  without  housing. 
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Major  routes  through  The  Esplanade. 
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On  Parcel  1,  St.  Patrick's  Square  performs  the  same  functions  as  in  other 
schemes:  reinforcing  the  importance  of  the  church  within  it  and  highlighting 
the  facade  of  the  substation.  The  square  has  no  strong  boundary  across  Mission, 
except  for  the  paving  and  small  fountain  which  mark  the  transition  into  the 
esplanade. 

Parcel  3  in  this  alternative  is  similar  to  The  Terraces,  with  some  variations 
in  the  design  of  the  walkways  and  the  roofs  of  the  retail  restaurant  areas. 

If  no  housing  were  to  be  placed  on  Parcel  2,  the  northwest  corner  would  be 
occupied  by  the  Ice  Garden  and  health  club,  while  the  building  on  the  northeast 
corner  would  be  occupied  by  retail  functions.  This  building's  south  wing,  facing 
on  to  Third  Street,  will  be  the  Greenhouse,  and  the  patio  in  front  of  it  will 
be  the  Play  Garden.  South  of  the  Greenhouse,  along  the  Third  Street  frontage, 
is  the  Children's  Garden.  In  a  meadow-like  area  adjoining  the  Play  Court 
and  the  Children's  Garden  is  the  Small  Event  Garden.  The  lower  part  of  this 
garden  area  merges  into  the  open  forespace  to  the  theater  complex  which 
defines  the  Third/Howard  corner.  The  opposite  south  corner  of  Parcel  2  in 
this  version  would  be  occupied  by  retail  functions  in  the  base  stories  and  possibly 
nightclubs;  otherwise  by  general  cultural  activities.  The  greenhouse-roofed 
building  would  become  a  major  restaurant  and  the  garden  outside  would  become 
the  Contemplative  Garden. 
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When  the  Redevelopment  Agency  has  reviewed  all  the  options,  heard  from 
the  public,  and  considered  all  the  factors  according  to  their  own  values  and 
aspirations  for  this  very  special  project,  they  will  then  designate  one  alternative. 
Olympia  and  York  is  committed  here  to  present  design  alternatives  which 
are  economically  feasible;  we  are  prepared  to  develop  the  one  which  is  selected 
by  the  Commission  as  that  which  will  best  serve  the  people  of  San  Francisco. 
Therefore,  the  purpose  of  this  evaluation  is  not  to  recommend  one  of  the 
alternative  design  concepts.  What  is  offered  here  is  a  way  of  organizing  information 
and  ordering  the  process  of  evaluation. 

Three  items  are  to  be  evaluated:  the  three  alternative  design  concepts  (The 
Terraces,  The  Square,  The  Esplanade);  the  option  of  housing  or  no  housing 
on  Parcel  2;  and  the  variant  designs  for  the  Market  Street  entry  to  Parcel  1. 

ALTERNATIVE  DESIGN  CONCEPTS 

All  of  the  alternative  concepts  resfxjnd  to  a  set  of  design  imperatives  which 
were  imposed  by  the  physical  nature  of  the  location,  the  needs  of  the  program 
for  successful  operation,  and  the  economic  feasibility  of  the  project.  These 
imperatives  were: 

1.  A  Market  Street  identification  for  the  offices  and  the  hotel. 

2.  A  new  focus  for  retail  activity  south  of  Market  Street,  to  be  located 
in  a  new  place  with  a  strong  identity  where  most  of  the  retail  uses  in  the 
project  could  be  involved. 

3.  A  strong  presence  for  the  cultural  activities,  with  good  exposure  to 
p>edestrian  traffic. 

^.  A  major  pedestrian  route  between  Market  Street  and  the  Moscone  Convention 
Center. 

5.  Placement  of  appropriate  uses  above  and  in  front  of  the  Convention 
Center. 

6.  Appropriateness  of  designs  to  traffic,  environmental  and  climatic  conditions, 
and  conformance  with  existing  and  emerging  city  planning  policies. 

All  of  these  design  imperatives  are  met  by  the  three  alternatives,  though 
in  different  ways  and  with  different  trade-offs  and  balances.  Four  general 
criteria  may  be  used  to  structure  the  discussion  of  these  differences: 
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Image  This  criterion  deals  with  the  overall  design  of  the  Verba  Buena  Gardens 
as  a  special  place  in  downtown  San  Francisco.  It  concerns  the  qualities  of 
the  place  that  is  created— its  drama,  memorable  visual  impact,  distinctiveness 
of  design  and  the  diversity  of  experiences  it  offers. 

Urban  Design  This  criterion  relates  to  the  design  of  the  project's  component 
parts,  and  the  relation  of  the  project  to  the  surrounding  fabric  of  the  city. 
The  design  of  the  comp)onent  parts  should  ideally  offer  a  choice  of  various 
environments,  clear  and  comprehensible  pathways  through  the  gardens  and 
to  various  activities,  and  handsome  and  appropriate  settings  for  a  variety 
of  activities.  The  project  should  also  interface  well  with  existing  major  and 
minor  street  grids  and  with  surrounding  uses,  streetscape  and  street  activity. 

Functional  Considerations  The  relation  between  spaces  and  uses  within  the 
project  is  the  key  to  the  success  of  the  project  as  a  mixed-use  development. 
This  group  of  criteria  deals  with  the  appropriateness  of  the  mix  of  retail  and 
cultural,  recreational  and  entertainment  activities  in  each  of  the  gardens; 
the  distribution  of  destination  uses  to  ensure  appropriate  activity  levels  in 
various  areas;  compatibility  and  interaction  of  uses  and  activities;  and  design 
to  ensure  safety  and  security. 

Flexibility  This  criterion  refers  to  the  ability  of  the  Gardens  to  accommodate 
a  broad  range  of  activities  and  programs  now,  and  to  accommodate  changes 
in  uses  and  use  patterns  as  new  circumstances  arise  in  the  future. 

The  Terraces 

Image  To  the  visitor.  The  Terraces  is  a  garden  of  delights— of  discoveries, 
surprises  and  magic.  One  can  follow  one's  curiosity  like  a  thread  through 
its  great  variety  of  distinctive  places,  each  different  from  the  rest,  but  all 
highly  imageable.  Being  designed  for  exploration  rather  than  overview,  this 
alternative  does  not  have  the  dramatic  boldness  of  the  Esplanade  in  its  initial 
impact. 
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Urban  Design  The  variety  of  unique  environments  provides  handsome  settings 
for  a  broad  range  of  activities.  However,  the  pedestrian  routes  through  the 
Gardens—including  the  two  oblique  paths  through  Parcel  2  to  the  Convention 
Center—are  less  direct  than  in  the  Square  or  the  Esplanade.  The  design  is 
compatible  with  the  grid  of  both  major  and  minor  streets,  but  at  the  same 
time  it  differentiates  the  Gardens  from  the  city  fabric  as  a  special  event 
in  this  neighborhood.  The  perimeter  of  Parcel  2  is  relatively  more  open  to 
the  streets  than  the  other  two  parcels,  and  allows  greater  interaction  between 
activities  on  the  street  and  in  the  Gardens.  The  exception  is  at  Fourth  and 
Howard,  where  a  raised  terrace  shields  Woolf  House  from  the  sound  and  activity 
of  the  Festival  Plaza. 

Functional  Considerations  Each  major  space  provides  a  mix  of  retail,  cultural, 
recreation,  entertainment  and  amusement  activities,  and  particularly  unique 
settings  for  restaurants  and  cafes.  However,  the  strong  physical  and  imagistic 
differentiation  between  the  Festival  Plaza  and  St.  Patrick's  Square  tends 
to  contain  most  retailing  activity  to  the  latter  area.  In  the  Festival  Plaza, 
the  placement  of  cultural,  entertainment  and  restaurant  activities  so  that 
they  open  on  to  the  Terraces  will  keep  the  Plaza  active  and  safe.  The  strong 
separation  between  the  Festival  Plaza  and  the  Contemplative  Garden  ensures 
a  calm  environment  in  the  latter. 

Flexibility  The  diversity  of  the  settings  in  this  alternative  has  the  strong 
advantage  of  accommodating  a  broad  range  of  activities.  Specific  buildings, 
too,  such  as  those  which  line  the  south  side  of  Mission,  offer  some  flexibility 
between  retail  and  cultural,  entertainment  and  recreation  uses.  However, 
the  massing  of  the  terraces  does  not  accommodate  major  changes  in  use  with 
the  same  degree  of  flexibility  as  do  the  other  alternatives. 

The  Square 

Image  The  square  offers  a  very  handsome  public  space  which  draws  its  impact 
and  variety  chiefly  from  the  quality  of  architecture  surrounding  it  and  the 
landscaping  within  it.  The  most  geometric  of  the  three  alternatives,  this 
concept  employs  more  similarities  in  scale  (rather  than  contrasts)  among 
the  spaces  on  all  three  blocks,  and  thus  has  less  potential  for  surprise  and 
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discovery.  However,  it  provides  some  differentiation  between  major  open 
spaces  on  Parcels  1  and  2  by  creating  separation  at  Mission  Street. 

Urban  Design  The  alternative's  greatest  strength  is  in  the  clear  organization 
and  easy  orientation  provided  by  the  single,  major  pedestrian  route  from  north 
to  south.  This  concept  relies  on  rich  landscaping  to  create  various  settings 
within  each  block,  though  the  variety  of  the  settings  is  not  as  extensive  as 
in  other  alternatives.  Another  difference  from  the  other  alternatives  is  in 
the  distribution  of  buildings:  Fourth  Street  is  more  built  up  and  Third  more 
open,  due  to  the  single  major  walkway  on  the  west  side.  Around  the  perimeter, 
this  somewhat  understated  design  provides  the  most  literal  fit  with  the  street 
grid  and  streetscape,  creating  minimal  disruption. 

Functional  Considerations  On  the  south  side  of  Mission,  the  pavilion-like 
structure  housing  retail  uses  allows  interaction  with  both  north  and  south 
areas.  Similarly,  along  the  west  side  of  the  Square,  cultural  uses  are  well 
exposed  to  the  major  pedestrian  traffic  route.  However,  the  lack  of  subdivision 
of  space  by  buildings  within  Parcel  2  could  reduce  the  effective  protection 
of  "quiet"  areas  from  the  bustle  of  more  active  spaces,  and  could  also  create 
difficulties  with  securing  such  areas  at  night. 

Flexibility  Changes  between  cultural,  recreation  and  retail  uses  can  be  readily 
accommodated  because  the  structures  are  simple  and  level  changes  are  minimal. 
However,  the  similarity  of  space  sizes  on  each  block  limits  the  scheme's  flexibility 
to  accommodate  a  wide  range  of  activities. 

The  Esplanade 

Image  The  bold  and  sweeping  central  mall  gives  this  alternative  a  highly  imageable 
design  with  considerable  initial  impact.  The  organization  of  much  of  the 
program  around  the  major  space  allows  good  exposure  and  mingling  of  different 
types  of  activities,  but  reduces  the  opportunities  for  discovery  and  surprise. 

Urban  Design  This  alternative  clearly  achieves  the  objective  of  integrating 
the  Convention  Center  into  the  Gardens:  the  lobby  of  the  Convention  Center 
becomes  the  southerly  terminus  of  the  Gardens'  major  vista.  Movement  through 
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the  site  is  clear  and  comprehensible.  However,  the  dominant  nature  of  its 
major  space  reduces  opportunities  for  the  creation  of  diverse  environments. 
The  scheme  relates  well  to  the  existing  street  grids  and  presents  interesting 
combinations  of  street  edge  and  views  into  the  Gardens  along  surrounding 
streets.  However,  the  corner  of  Fourth  and  Howard  could  be  more  open  to 
views  from  Woolf  House.  At  Third  and  Howard,  the  stagehouse  of  the  theatre 
will  need  careful  design  to  avoid  a  dead  street  edge. 

Functional  Considerations  The  concentration  of  retail  and  cultural,  recreation 
and  entertainment  uses  largely  around  a  single  major  space  maximizes  possible 
interaction  among  them.  The  subdivision  of  space  by  buildings  on  Parcel  2 
helps  create  somewhat  separate  areas  where  compatible  groupings  of  activities 
can  be  achieved.  The  subdivisions  also  facilitate  security  at  night.  The  single 
major  space  facilitates  the  change  of  uses  over  time  (for  example,  the  expansion 
of  either  retail  or  cultural  uses),  and  also  provides  a  reasonable  range  of  settings 
for  various  types  of  activities. 

HOUSING  ON  PARCEL  2 

Each  of  the  alternative  concepts  has  been  developed  in  two  options- -one 
with  housing  on  Parcel  2,  the  other  without.  In  the  former,  the  housing  helps 
to  define  a  quiet  zone  in  the  project,  grouped  with  other  uses  which  benefit 
from  a  calmer  environment.  These  include  the  Contemplative  Garden,  the 
Small  Event  Garden,  some  restaurants  and  cafes,  and  perhaps  commercial 
art  galleries.    In  the  no-housing  variants,  those  quiet  zones  remain  but  are 
defined  by  landscaping  devices.  Certain  facilities,  located  below  grade  or 
in  multi-story  structures,  in  the  with-housing  option,  are  located  at  grade 
in  the  no-housing  option.  In  some  cases  the  facilities  relate  directly  to  the 
activities  in  the  quiet  zones;  in  other  cases  they  act  as  buffers  to  define  the 
zones. 

The  RFQ  sets  the  following  terms  for  including  housing  on  Parcel  2:  "Housing 
will  be  permitted  as  desired. ..providing  it  is  compatible  with  the  other  uses,..." 
Thus,  the  central  issue  to  be  considered  is  "compatibility".  In  our  Phase  1 
report,  we  reiterated  our  interest  in  developing  housing  on  Parcel  2  as  an 
integral  part  of  the  uses  on  that  block  and  gave  reasons  why  we  considered 
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it  desirable  for  the  project.  Since  that  time  there  has  been  considerable  discussion 
and  a  number  of  subissues  have  been  differentiated.  These  subissues  are  used 
to  frame  the  evaluation  of  the  housing/no-housing  option  in  the  following 
discussion: 

Physical  Compatibility:  In  each  of  the  alternatives,  there  are  generally  ^ 
levels  of  housing  above  one  or  two  levels  of  retail  use.  The  structures  are 
always  below  the  80-foot  height  limit  established  for  the  block  and  in  many 
instances  go  to  a  maximum  height  of  60  feet.  A  range  of  60  to  80  feet  in 
height  is  not  atypical  in  many  fine  residential  areas  of  San  Francisco.  For 
example,  Telegraph  Landing,  at  Lombard  and  Sansome,  has  ^  to  8  stories, 
ranging  between  65  and  85  feet  in  height;  adjacent  condominiums  now  under 
construction  will  be  3  to  9  stories.  Amongst  older  buildings,  in  Pacific  Heights 
there  are  many  gracious  old  buildings  of  5  to  7  stories  which  are  now  becoming 
condominiums.  At  addresses  in  the  1700  and  1800  blocks  of  Franklin  and  3ackson, 
building  heights  range  upward  to  75  feet. 

In  the  case  of  the  Square  and  the  Esplanade,  the  relatively  long  and  narrow 
form  of  the  housing  clearly  helps  in  defining  the  various  spaces  which  make 
up  the  gardens.  In  both  of  these  alternatives,  the  spaces  are  better  defined 
and  therefore  more  usable  when  housing  is  included.  This  is  less  the  case 
in  the  Terraces,  where  the  stepping  of  the  terraces  themselves  creates  the 
needed  division. 

As  to  land  coverage,  both  options  provide  similar  amounts  of  open  space, 
although  the  difference  in  building  form  between  housing  and  other  uses,  such 
as  the  health  club  or  ice  rink,  dictates  that  the  form  of  the  spaces  be  different. 

In  each  of  the  alternatives,  the  housing  is  located  in  an  area  of  the  project 
which  is  designed  to  provide  a  relatively  tranquil  environment.  It  is  therefore 
removed  by  distance  from  the  activities  which  are  likely  to  be  most  noisy. 
Also,  as  pointed  out  earlier  in  this  report,  the  ambiant  noise  level  on  the  streets 
around  the  project  is  higher  than  any  level  likely  to  be  sustained  in  the  Gardens. 
This  has  two  implications:  First--concerns  about  noise  in  relation  to  housing 
on  the  site  are  likely  to  center  around  traffic  noise,  rather  than  the  sound 
of  activities  within  the  Gardens.  As  residents  on  most  streets  in  the  downtown 
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area  know,  traffic  noise  is  a  general  fact  of  life  that  people  of  all  incomes 
live  with  in  inner-city  areas.  In  fact,  the  housing  probably  helps  to  insulate 
the  quieter  areas  in  the  Gardens  from  street  noise.  Second—noise  is  less  a 
concern  raised  by  the  placement  of  uses  on  the  site  than  are  other  potential 
nuisance  factors. 

In  summary,  given  the  way  in  which  the  housing  has  been  designed  into  the 
project,  it  appears  that  noisy  activities  within  the  Gardens  will  not  create 
significant  conflicts  with  residents,  and  that  the  inclusion  of  housing  helps 
in  the  creation  of  the  calmer  areas  which  are  essential  to  the  project's  diversity. 

Housing  Market  The  cost  of  housing  is  influenced  by  two  factors:  construction 
costs  and  land  costs.  Of  the  two,  the  land  cost  is  usually  the  more  difficult 
problem  in  creating  moderate  income  housing.  Although  the  Agency  has  no 
control  over  construction  costs,  it  can  determine  the  price  of  land  which  can 
be  allocated  to  residential  uses  as  part  of  a  mixed-use  development  such  as 
this  one.  For  this  reason  we  believe  it  is  possible  to  create  a  significant  compo- 
nent of  moderately  priced  housing  within  the  project  provided  that  the  revenue- 
producing  aspects  of  the  project  are  sufficient  to  generate  the  necessary 
subsidies.  Olympia  &  York  is  on  record  as  being  willing  to  consider  the  inclusion 
of  moderate  income  housing  if  the  means  can  be  found  to  support  it.  It  remains 
for  the  financial  negotiations  to  determine  whether  that  condition  can  be 
met.  One  fact  can  be  stated  unequivocally  at  this  time:  To  the  extent  that 
housing  can  be  developed  on  Parcel  2,  it  will  increase  the  potential  for  moderate 
income  housing  in  the  project. 

Location  Thus  far  the  only  housing  which  has  been  completed  and  occupied 
in  the  area  of  the  Verba  Buena  Center  project  has  been  a  group  of  buildings 
west  of  Fourth  Street  which  house  people  of  low  and  moderate  income,  including 
a  large  component  of  senior  citizens.  The  concern  has  been  expressed  that 
this  community  not  be  "ghettoized"  by  introducing  exclusively  high-income 
housing  on  "the  other  side"  of  the  Gardens.  This  concern  would  be  greatest 
if  no  housing  were  located  on  Parcel  2  and  all  the  housing  east  of  Third  were 
developed  as  market  rate  housing.  To  the  extent  that  housing  is  developed 
on  Parcel  2  and  is  accessible  to  moderate  income  people,  the  concern  will 
be  lessened.  The  location  of  the  housing  on  Parcel  2  in  the  various  schemes 
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differs  in  the  extent  to  which  it  bridges  Third  and  Fourth  Streets.  The  Esplanade 

has  housing  in  two  U-shaped  structures,  one  located  on  Fourth  Street  and 

one  on  Third.  The  housing  extends  across  the  north  side  of  the  block.  The 

Terraces  has  housing  extending  approximately  three-fourths  of  the  length 

of  the  Mission  Street  frontage,  but  it  is  stopped  about  200  feet  short  of  Fourth 

Street  to  create  a  sense  of  openness  between  the  hotel  and  the  Gardens. 

In  the  Square,  the  housing  is  primarily  on  the  Third  Street  edge  of  the  site. 

Security  The  influence  of  a  meaningful  residential  presence  on  the  safety 
and  security  of  an  area  has  been  well  documented.*  The  various  alternatives 
are  all  more  or  less  equal  in  the  extent  to  which  the  housing  provides  a  sense 
of  "local  turf"  and  surveillance  to  the  gardens.  The  Square  is  perhaps  the  least 
effective  in  this  respect  because  the  housing  there  is  confined  to  the  east 
side  of  the  block. 

Public  Benefit  This  is  a  factor  which  applies  equally  to  each  of  the  alternatives. 
The  possible  public  benefits  are  considerable:  the  creation  of  15  acres  of 
beautifully  landscaped  open  space,  well  maintained  and  safe;  of  major  cultural 
facilities  and  programs;  of  moderate  income  housing.  However,  the  amount 
of  public  benefit  achieved  in  the  project  will  be  directly  related  to  the  level 
of  the  income-producing  uses  established  to  fund  these  benefits.  The  inclusion 
of  housing  on  Parcel  2  adds  considerably  to  this  potential  value  both  in  financial 
potential  and  in  flexibility  to  design  and  locate  a  significant  element  of  moderate 
income  housing. 

MARKET  STREET  COURT  AND  TOWERS 

The  northern  edge  of  Parcel  1  is  the  only  part  of  the  Verba  Buena  Center 
that  actually  lies  on  Market  Street.  For  years  that  interface  has  been  marked 
by  a  long—and  now  somewhat  infamous- -fence.  The  face  which  the  Verba 
Buena  Center  presents  to  this  major  City  street  is  important  in  establishing 
an  appropriate  tone  of  quality  and  excitement  there,  as  well  as  creating  an 
inviting  gateway  to  Verba  Buena's  centerpiece--the  Gardens.  Three  different 
designs  have  been  prepared  for  this  landmark,  as  described  in  Section  VI. 
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Each  offers  a  different  location  and  massing  of  the  hotel  and  office/residential 
towers  in  relation  to  the  open  space  called  for  in  the  RFQ.  In  evaluating 
these  designs  there  would  seem  to  be  three  important  considerations. 

Market  Street  Opening  A  significant  break  should  occur  in  the  Market  Street 
streetline  here,  in  recognition  of  the  importance  of  this  junction.  The  break 
is  created  through  manipulations  of  both  scale  and  form..  The  Forecourt  scheme 
models  and  extends  the  fabric  of  Market  Street  into  the  form  of  a  courtyard 
by  creating  a  bold  recess  into  the  12-  to  15-story  general  streetline.  Although 
substantial  in  size,  the  open  space  created  here  is  the  smallest  in  the  three 
variants.  The  Portal  variant  presents  a  more  dramatic  change  in  the  form 
of  the  Market  Street  streetscape  by  introducing  a  strong  curve.  The  Plaza 
variant  creates  the  largest,  and  in  scale  the  most  dramatic,  opening.  This 
latter  variant  relies  more  on  creating  a  sense  of  openness  than  on  establishing 
a  distinctive  form  as  a  means  of  marking  the  important  entryway. 

Massing  of  the  Towers  All  of  the  variants  have  been  designed  to  accommodate 
two  towers  of  approximately  one  million  square  feet  each,  in  keeping  with 
the  maximum  program  permitted  by  the  RFQ.  Each  scheme  is  designed  to 
be  consistent  with  the  spirit  of  the  new  City  Planning  report  "Guiding  Downtown 
Development".  All  towers  are  built  within  the  ^00-foot  maximum  height 
permitted  by  the  RFQ. 

The  Forecourt  variant  creates  a  pleasant  grouping  which  conforms  in  detail 
with  the  City's  zoning  code  with  respect  to  building  form.  The  150-foot-high 
base  which  forms  the  courtyard  is  both  the  design's  strength  and  its  weakness. 
The  strength  is  that  it  most  sensitively  continues  and  models  the  fabric  of 
Market  Street  and  thereby  reduces  the  apparent  bulk  of  the  towers  when  viewed 
from  the  street.  The  weakness  is  that  it  reduces  the  sense  of  openness  of 
the  entryway. 

The  Portal  variant,  by  placing  the  towers  in  close  proximity  to  one  another, 
creates  a  dramatic  portal  which  would  be  a  significant  marker,  particularly 
when  viewed  as  part  of  the  skyline.  This  scheme  does  not  conform  with  the 
zoning  code  in  terms  of  the  diagonal  dimension  of  the  towers,  but  does  conform 
with  the  proposed  new  guidelines. 
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The  Plaza  variant  creates  the  greatest  separation  between  the  towers  by 
shifting  the  bulk  contained  in  the  150-foot  podium  in  the  other  schemes  into 
the  towers  themselves.  The  towers  therefore  appear  slightly  larger,  but  are 
nonetheless  made  light  and  elegant  by  virtue  of  their  shaping.  It  should  be 
noted  that  both  towers  are  about  half  the  height  of  the  Bank  of  America  building 
and  smaller  in  horizontal  dimensions.  This  scheme  does  not  conform  to  the 
zoning  code  with  respect  to  the  diagonal  dimension  of  the  towers.  While  conforming 
with  the  spirit  of  the  new  guidelines  in  terms  of  the  shaping  of  the  towers, 
it  exceeds,  about  8%,  their  proposed  limitations. 

Grant  Street  Vista 

This  view  of  the  entryway  down  the  City's  main  shopping  street  is  important 
to  attracting  and  extending  that  activity  South  of  Market.  Each  variant  has 
been  carefully  designed  to  relate  to  this  vista  and  to  present  a  different  image 
to  it.  The  Forecourt  embraces  the  vista  in  shaping  of  its  form:  the  fxjdium 
continues  the  Market  Street  fabric  while  the  alignment  of  the  hotel  tower 
behind  it  creates  a  complementary  vertical  background.  The  Portal  presents 
a  striking  appearance  because  of  its  strong  geometry  and  symmetry.  The 
Plaza  again  creates  a  sense  of  openness  at  the  lower  levels  while  using  the 
hotel  tower,  with  some  elaborate  corner  treatment,  as  a  vertical  termination 
point  for  the  vista. 


*     See  Jane  Jacobs,  The  Death  &  Life  of  Great  American  Cities,  Ne\^  York,  1961. 


